
Hernando County

Board of County Commissioners
John Law Ayers Commission Chambers, Room 160

20 North Main Street, Brooksville, FL 34601

Land Use Meeting

Agenda

Tuesday, August 5, 2025 -  9:00 A.M.

IN ACCORDANCE WITH THE AMERICANS WITH DISABILITIES ACT, PERSONS WITH 
DISABILITIES NEEDING A SPECIAL ACCOMMODATION TO PARTICIPATE IN THIS 
PROCEEDING SHOULD CONTACT REBECCA HINES, HERNANDO COUNTY 
PROCUREMENT DEPARTMENT, 15470 FLIGHT PATH DRIVE, BROOKSVILLE, FLORIDA 
34604, (352) 754-4020, EXTENSION 20122.  IF HEARING IMPAIRED, PLEASE CALL 
1-800-676-3777.

If a person decides to appeal any quasi-judicial decision made by the Hernando County 
Board of County Commissioners with respect to any matter considered at such hearing 
or meeting, he or she will need a record of the proceeding, and that, for such purpose, 
he or she may need to ensure that a verbatim record of the proceeding is made, which 
record includes the testimony and evidence upon which the appeal is to be based.

Public comment will be permitted during each agenda item to which Section 286.0114, 
Florida Statutes applies.  Comment will be limited to matters on the meeting agenda 
time allotted for each speaker will be limited to three (3) minutes.

PLEASE NOTE THAT THIS MEETING HAS A START TIME OF 9:00 A.M., AND ALL ITEMS 
CAN BE HEARD ANYTIME THEREAFTER.

UPCOMING MEETINGS:

The Board of County Commissioners' next regular meeting is scheduled for Tuesday, August 
12, 2025, beginning at 9:00 A.M., in the John Law Ayers County Commission Chambers, 
Room 160.

A. CALL TO ORDER

1. Invocation

2. Pledge of Allegiance

B. APPROVAL OF AGENDA (Limited to Board and Staff)

C. CONSENT AGENDA

1. Release of Maintenance Bond for Sunset Landing 16065
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Agenda August 5, 2025Land Use Meeting

2. Release of Performance Bond and Acceptance of Maintenance Bond for 
Caldera Phase 3 and 4

16171

3. Resolution Designating Administrative Official as Administrative Official 
Authorized to Approve Plats and Replats Pursuant to Florida Statute §§ 
177.071

16249

D. CORRESPONDENCE TO NOTE

1. Notice of Conditional Use Permit Action Taken by Planning and Zoning 
Commission on July 14, 2025

16165

2. Notice of Special Exception Use Permit Action Taken by Planning and 
Zoning Commission on July 14, 2025

16166

E. PUBLIC HEARINGS

* Entry of Proof of Publication into the Record
* Poll Commissioners for Ex Parte Communications
* Administer Oath to All Persons Intending to Speak
* Adoption of Agenda Backup Materials into Evidence

BOARD SITTING IN ITS QUASI-JUDICIAL CAPACITY

STANDARD

DEVELOPMENT SERVICES PLANNING DIRECTOR OMAR DEPABLO

1. Request Submitted by Jason E. Morphet and Ayleen N. Gallahue, 
Property Owners, for Appeal of Administrative Official’s Determination on 
Status of Nonconforming Use for Period Exceeding One Year for Property 
Located at 5025 Emerson Road

15849

2. Special Exception Use Permit for Place of Public Assembly, Namely a 
Community Center, Submitted by Unitarian Universalist Church in the 
Pines (SE2414)

16109

3. Rezoning Petition Submitted by Southern Valley Homes, LLC, on Behalf 
of John Sirvent, IV, and Melissa Sirvent for Property Located on Wiscon 
Road (H2471)

16089

4. Rezoning Petition Submitted by Lance Lowery on Behalf of Lowery’s True 
Value, LLC, for Property Located on Lovebird Lane and Raley Road 
(H2481)

16090

5. Rezoning Petition Submitted by Alton B. Wingate for Property Located on 
Citrus Way (H2505)

16105

6. Rezoning Petition Submitted by Britton Cox and Kayla Cox for Property 
Located on Yellow Frog Avenue (H2511)

16107

7. Rezoning Petition Submitted by Jorge M. Sabater on Behalf of Infinite 
Trust, LLC, for Property Located on Chambord Street (H2512)

16108
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8. Rezoning Petition Submitted by Mark Keschl of Meridien Development, 
LLC, on Behalf of Gary Haber, Evelyn Haber, Kenneth L. Haber, and 
Martha Haber for Property Located on Commercial Way (H2482)

16103

9. Rezoning Petition Submitted by Arsany 66th Street, LLC, for Property 
Located on County Line Road (H2501)

16104

10. Rezoning Petition Submitted by Shawn O’Malley on Behalf of Sunny 
Pines of Hernando, LLC, for Property Located on Cortez Boulevard 
(H2507)

16106

F. DEVELOPMENT SERVICES PLANNING DIRECTOR OMAR DEPABLO

Software Demonstration by Swiftbuild.ai a/k/a SwiftGov16251

G. DEPUTY COUNTY ADMINISTRATOR TONI BRADY

Discussion Regarding Request From City of Brooksville for Joint Meeting 
Regarding Operation of Brooksville Fire Department

16253

H. BOARD OF COUNTY COMMISSIONERS

1. Commissioner Ryan Amsler
2.  Commissioner Jerry Campbell
3. Commissioner Steve Champion
4. Commissioner John Allocco
5. Chairman Brian Hawkins
6. County Attorney Jon Jouben
7. Deputy County Administrator Toni Brady
8. County Administrator Jeffrey Rogers

I. ADJOURNMENT
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Meeting: 08/05/2025
Department: Planning

Prepared By: Carrie Cline
Initiator: Omar DePablo

DOC ID: 16065
Legal Request Number: 

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Release of Maintenance Bond for Sunset Landing 
TITLE

BRIEF OVERVIEW
Sunset Landing is at the end of the maintenance period and has been found to be in 
acceptable condition by the Hernando County Department of Public Works, Utilities 
Development and Fire Services.  Developer Garden Street Communities Southeast, LLC will 
have maintenance responsibility for roads, water and sewer infrastructure.

FINANCIAL IMPACT
No financial impact as the County is not maintaining the infrastructure.

LEGAL NOTE
The Board has authority to act on this matter pursuant to Chapter 125, Florida Statutes.

RECOMMENDATION
It is recommended that the Board approve the release of Maintenance Bond for Sunset 
Landing. 

Omar DePablo Escalated 06/20/2025   5:18 PM
KayMarie Griffith Approved 07/07/2025   5:02 PM
Toni Brady Approved 07/09/2025   6:16 PM
Pamela Hare Approved 07/10/2025   9:25 AM
Victoria Anderson Approved 07/10/2025  10:50 AM
Heidi Prouse Approved 07/10/2025  11:04 AM
Jeffrey Rogers Approved 07/13/2025   9:39 PM
Colleen Conko Approved 07/15/2025  10:16 AM

REVIEW PROCESS
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Meeting: 08/05/2025
Department: Planning

Prepared By: Carrie Cline
Initiator: Omar DePablo

DOC ID: 16171
Legal Request Number: 

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Release of Performance Bond and Acceptance of Maintenance Bond for Caldera Phase 3 and 
4

TITLE

BRIEF OVERVIEW
Developer Pulte Home Company, LLC is requesting to release the $10,380,623.50 
Performance Bond for Caldera Phases 3 and 4 and enter into the Maintenance Period for The 
Caldera Phases 3 and 4 project.  Pulte Home Company, LLC has met the conditions of the 
performance bond and they have posted a Maintenance Bond in the amount of $2,076,124.70 
for Caldera Phases 3 and 4 to secure the related subdivision.

FINANCIAL IMPACT
There are no budgetary impacts associated with the recommended action.

LEGAL NOTE
The Board has the authority to act on this matter pursuant to Chapter 26, Code of Ordinances, 
and Chapter 125, Florida Statutes.

RECOMMENDATION
It is recommended that the Board approve the release of the Performance Bond for Caldera 
Phases 3 and 4 and accept the Maintenance Bond from Pulte Home Company, LLC in the 
amount of $2,076,124.70 for Caldera Phases 3 and 4 for a period of 18 months as required by 
County Ordinance.

Omar DePablo Escalated 07/15/2025   5:18 PM
KayMarie Griffith Escalated 07/23/2025  10:23 AM
Omar DePablo Escalated 07/23/2025   2:52 PM
KayMarie Griffith Approved 07/23/2025   4:00 PM
Michelle Miller Approved 07/24/2025   8:02 AM
Pamela Hare Approved 07/24/2025  11:21 AM
Jon Jouben Approved 07/30/2025   9:39 AM
Heidi Prouse Approved 07/30/2025  11:42 AM
Toni Brady Approved 07/30/2025   3:29 PM
Jeffrey Rogers Approved 07/30/2025   5:09 PM
Colleen Conko Approved 07/30/2025   5:11 PM

REVIEW PROCESS
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Meeting: 08/05/2025
Department: Planning

Prepared By: Michelle Miller
Initiator: Omar DePablo

DOC ID: 16249
Legal Request Number: LR2025-319

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Resolution Designating Administrative Official as Administrative Official Authorized to Approve 
Plats and Replats Pursuant to Florida Statute §§ 177.071

TITLE

BRIEF OVERVIEW
On June 20, 2025, the Governor signed into law Chapter 2025-164, Laws of Florida, which 
amends Fla. Stat. § 177.071 to require that plats and replats be administratively approved by 
a designated authority of the local government, and no further action or approval by the 
governing body is required if the plat or replat complies with the applicable statutory 
requirements. This law went into effect on July 1, 2025. 

Florida Statute § 177.071, as now amended, requires that no later than July 1, 2025, each 
local government designate, by ordinance or resolution, an administrative authority and official 
responsible for reviewing, processing, and administratively approving plats and replats. 

The Administrative Official is defined in Hernando County Code Appendix A, Article V, § 1, is 
the administrative authority for receiving, reviewing, and processing plat and replat submittals.

The release of the performance bond for a subdivision and the acceptance of an associated 
maintenance bond are ancillary requirements associated with the approval of a final plat . 
Therefore, staff is recommending that these items also be approved by the Administrative 
Official. 

Revisions to the Hernando County Code of Ordinances codifying these changes will be 
presented to the Board of County Commissioners in the upcoming months. 

FINANCIAL IMPACT
There is no financial impact associated with this request. 

LEGAL NOTE
The Board has the authority to act on this request in accordance with Chapters 125 and 177, 
Florida Statutes and Chapter 26 of the Hernando County Code of Ordinances. 

RECOMMENDATION
It is recommended that the Board designate the Administrative Official as the administrative 
official authorized to approve, approve with conditions, or deny plat and replat submittals and 
take any action necessary to facilitate said authority, including but not limited to, the approval 
of bond releases and receipts, in accordance with Fla. Stat. §16, §177.071 and §177.091 and 
Chapter 26 of the Hernando County Code of Ordinances.

Michelle Miller Approved 07/29/2025   1:03 PM

REVIEW PROCESS
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Resolution (ID # 16249) Meeting of August 5, 2025

Omar DePablo Escalated 07/29/2025   2:07 PM
KayMarie Griffith Approved 07/29/2025   2:10 PM
Albert Bertram Approved 07/29/2025   5:13 PM
Pamela Hare Approved 07/30/2025   9:31 AM
Jon Jouben Approved 07/30/2025   9:42 AM
Heidi Prouse Approved 07/30/2025  11:51 AM
Toni Brady Approved 07/30/2025   3:30 PM
Jeffrey Rogers Approved 07/30/2025   5:00 PM
Colleen Conko Approved 07/30/2025   5:08 PM

Page 2
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DRAFT DOCUMENT: F:\1 COUNTY ATTORNEY'S OFFICE\JAJ\Documents\Zoning Official\2025-7-29
Plat Resolution - Draft 3.wpd, July 29, 2025 (12:23pm) NOTE: additions/deletions = language proposed for
addition/deletion to existing Code provisions.

1 RESOLUTION NO.: 2025-__    

2 A RESOLUTION DESIGNATING THE ADMINISTRATIVE OFFICIAL AS THE

3 ADMINISTRATIVE OFFICIAL AUTHORIZED TO APPROVE PLATS AND

4 REPLATS PURSUANT TO FLA. STAT. § 177.071, PROVIDING FOR

5 INCORPORATION OF RECITALS; PROVIDING FOR SEVERABILITY;

6 PROVIDING FOR THE REPEAL OF CONFLICTING PROVISIONS; AND

7 PROVIDING FOR AN EFFECTIVE DATE.

8 WHEREAS, on June 20, 2025, the Governor signed into law Chapter 2025-164, L.O.F.,

9 which amends Fla. Stat. § 177.071 to require that plats and replats be administratively approved by

10 a designated authority of the local government, and no further action or approval by the governing

11 body is required if the plat or replat complies with the applicable statutory requirements; and,

12 WHEREAS, Chapter 2025-164, L.O.F., went into effect on July 1, 2025; and,

13 WHEREAS, Fla. Stat. § 177.071, as now amended, requires that no later than July 1, 2025,

14 each local government designate, by ordinance or resolution, an administrative authority and official

15 responsible for reviewing, processing, and administratively approving plats and replats; and,

16 WHEREAS, the Board of County Commissioners desires to comply with the requirements

17 of Fla. Stat. § 177.071, as amended, and to facilitate the efficient review and approval of plats and

18 replats; and,

19 WHEREAS, the Board of County Commissioners previously approved the designation of

20 Hernando County’s Administrative Official an administrative authority and official responsible for

1
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DRAFT DOCUMENT: F:\1 COUNTY ATTORNEY'S OFFICE\JAJ\Documents\Zoning Official\2025-7-29
Plat Resolution - Draft 3.wpd, July 29, 2025 (12:23pm) NOTE: additions/deletions = language proposed for
addition/deletion to existing Code provisions.

1 reviewing, processing, and administratively approving plats and replats by means of a ore tenus

2 vote; and,

3 WHEREAS, the Board of County Commissioners now wishes to memoralialize its prior

4 voice vote by adopting the instant, written resolution; 

5 NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY

6 COMMISSIONERS OF HERNANDO COUNTY: 

7 Section 1. Incorporation of Recitals. The foregoing recitals are true and correct and are

8 incorporated herein by reference.

9 Section 2. Designation of Administrative Authority and Official. Pursuant to Section

10 177.071, Florida Statutes, the Board of County Commissioners hereby designates the Administrative

11 Official, as that position is defined in Hernando County Code Appendix A, Article V, § 1, as the

12 administrative authority for receiving, reviewing, and processing plat and replat submittals. The

13 Board of County Commissioners further designates the Administrative Official  as the administrative

14 official authorized to approve, approve with conditions, or deny plat and replat submittals in

15 accordance with Fla. Stat. § 177.071 and based on compliance with the requirements of Fla. Stat.

16 § 177.091 and Hernando County Code Chapter 26. The Administrative Official may also take any

17 administrative action that is necessary to facilitate his or her authority to approve, approve with

18 conditions, or deny plat and replat submittals as set forth supra.   

2
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DRAFT DOCUMENT: F:\1 COUNTY ATTORNEY'S OFFICE\JAJ\Documents\Zoning Official\2025-7-29
Plat Resolution - Draft 3.wpd, July 29, 2025 (12:23pm) NOTE: additions/deletions = language proposed for
addition/deletion to existing Code provisions.

1 Section 3. Designation of Duties. The Administrative Official is authorized to delegate

2 review and processing duties to appropriate staff within the Planning Department or other relevant

3 departments, consistent with the provisions of Fla. Stat. § 177.071.

4 Section 4.  Severability.  It is declared to be the intent of the Board of County

5 Commissioners that if any section, subsection, clause, sentence, phrase, or provision of this

6 resolution is for any reason held unconstitutional or invalid, the invalidity thereof shall not affect

7 the validity of the remaining portions of this resolution.

8 Section 5.  Conflicting Provisions Repealed.  All resolutions or parts of resolutions in

9 conflict with the provisions of this resolution are hereby repealed. 

10 Section 6.  Effective Date.  This resolution shall take effect immediately.

11 BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS OF

12 HERNANDO COUNTY in Regular Session this ______ day of ___________ 2025.

13 BOARD OF COUNTY COMMISSIONERS
14 HERNANDO COUNTY, FLORIDA
15
16
17
18 Attest: ___________________________ By: ______________________________________
19 DOUG CHORVAT, JR. BRIAN HAWKINS
20 Clerk        Chairman
21
22 Approved for Form and Legal Sufficiency
23
24
25 _________________________________
26 County Attorney’s Office   

3
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Meeting: 08/05/2025
Department: Administration

Prepared By: Colleen Conko
Initiator: Jeffrey Rogers

DOC ID: 16165
Legal Request Number: 

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Notice of Conditional Use Permit Action Taken by Planning and Zoning Commission on July 
14, 2025

TITLE

BRIEF OVERVIEW
Attached is a memorandum from Development Services Planning Director Omar DePablo 
regarding a Conditional Use Permit action taken by the Planning and Zoning Commission 
(P&Z) on July 14, 2025.  On that date, the P&Z voted to approve a conditional use permit for a 
temporary security residence for a period of one (1) year, as petitioned by Jakub Kusnierz 
(CU2503).

According to Appendix A, Zoning , Article V, Section 4(H) of the Hernando Code of 
Ordinances, the Board, by a majority of the vote, may decide to review any conditional use 
decision rendered by the P&Z.  If at least a majority of the governing body do not vote to 
review the P&Z decision within thirty (30) days, the P&Z decision shall be deemed final and 
subject to review by the circuit court.

FINANCIAL IMPACT
NA

LEGAL NOTE
NA

RECOMMENDATION
For informational purposes only; no action is required by the Board.

Omar DePablo Escalated 07/18/2025   5:17 PM
KayMarie Griffith Escalated 07/23/2025  10:24 AM
Omar DePablo Escalated 07/23/2025   2:52 PM
KayMarie Griffith Approved 07/23/2025   4:02 PM
Michelle Miller Approved 07/24/2025   8:02 AM
Pamela Hare Approved 07/24/2025  11:23 AM
Heidi Prouse Approved 07/24/2025  12:32 PM
Toni Brady Approved 07/28/2025   8:20 AM
Jeffrey Rogers Approved 07/29/2025  12:38 PM
Colleen Conko Approved 07/29/2025   1:18 PM

REVIEW PROCESS

Page 1
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July 14, 2025 
 
MEMORANDUM  
 
TO: Honorable Chairman and Members of the Board of County Commissioners 
 
VIA: Jeffrey Rogers, County Administrator 

County Administrator’s Office 
 
FROM: Cesar Omar DePablo, Development Services Director 
  
SUBJECT: Conditional Use Actions by the Planning and Zoning Commission on 
  July 14, 2025 
  
 
For the Board’s information, on July 14, 2025, the Planning and Zoning Commission 
(P&Z) held a duly advertised public hearing to consider an advertised request for a 
Conditional Use Permit(s). Attached to this memorandum is (are) the staff report(s) and 
action(s) of the P&Z on the Conditional Use Permit request(s) at that scheduled public 
hearing. 
 
A notification letter was sent on Wednesday, July 16, 2025, to inform the petitioner(s) of 
the P&Z action(s). According to Appendix A, Zoning, Article V, Section 4(F) of the 
Hernando County Code of Ordinances, the Board of County Commissioners, by a 
majority vote, may decide to review any conditional use permit decision rendered by the 
P&Z.  If at least a majority (three (3) members) of the governing body do not vote to 
review the P&Z decision within thirty (30) days, which would be Wednesday, August 13, 
2025, (calculated from the date of the P&Z decision), the P&Z decision shall be deemed 
final and subject only to review by the circuit court. 
 
The review of the decision by the BCC would occur on the regular BCC hearing date of 
Tuesday, September 9, 2025, (calculated from the date of the P&Z decision). "Public 
notice" for this hearing shall mean publication of notice of the time, place and purpose of 
such hearing one (1) time in a newspaper of general circulation in the county, such 
publication to be at least five (5) days prior to such hearing, and such notice shall be 
posted in a conspicuous place or places around such lots, parcels, or tracts of land as 
may be involved in the hearing. Affidavit proof of the required publication and posting of 
the notice shall be presented at the hearing. 
 
The Board may affirm, modify or reverse the decision of the P&Z at the hearing. 
 
Copies: Applicant's File 
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F:\Conditional Use Permits\CU-25-03 Jakub Kusnierz\Staff Report\CU Staff Report.Docx 1 

STAFF REPORT 

HEARINGS: Planning & Zoning Commission: July 14, 2025 

APPLICANT: Jakub Kusnierz 

FILE NUMBER: CU-25-03 

REQUEST: Conditional Use Permit for Temporary Security Residence 

GENERAL LOCATION: Northwest terminus of Snow Goose Avenue 

PARCEL KEY NUMBER: 751485 

APPLICANT’S REQUEST 

The applicant is requesting approval to place a Temporary Security Residence on their property, 
specifically an RV, to stay in the RV while the home is being built. 

SITE CHARACTERISTICS 

Site Size: 34,042.00 Square Feet 

Surrounding Zoning 
& Land Uses: North: R1C (Residential) 

South: ROW / R1C (Residential) 
East: R1C (Residential) 
West: AG (Agricultural) 

Current Zoning: RIC (Residential) 

Future Land Use 
Map Designation: Residential 

UTILITIES REVIEW 

The Hernando County Utilities Department does not currently supply water or wastewater service 
to this parcel. Water and wastewater service are not available to this parcel. HCUD has no 
objection to allow a temporary RV (recreational vehicle) on the parcel while a home is being built. 
Subject to Health Department approval of an appropriate Onsite Sewage Treatment and Disposal 
System.   

LAND USE REVIEW 

Minimum Building Setbacks Required in the RIC (Residential) District: 

Front: 25’
Side: 10’
Rear: 20’
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Hernando County Planning Department Staff Report:  CU-25-03 

F:\Conditional Use Permits\CU-25-03 Jakub Kusnierz\Staff Report\CU Staff Report.docx 2 

A conditional use permit is intended to be used as a special permit which temporarily allows uses 
not otherwise permitted by the ordinance. The Commission can grant a conditional use permit for 
a period up to two years if they determine that a hardship exists. 

NOTICE OF APPLICANT RESPONSIBILITY 

The conditional use permit process is a land use determination and does not constitute a permit 
for either construction, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 

The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 

STAFF RECOMMENDATION: 

It is recommended that the Planning and Zoning Commission determine whether a hardship 
exists; if such a determination is made, the Planning & Zoning Commission may approve the 
request for a Conditional Use Permit for Second Residence for a Temporary Security Residence 
for a period of up to One (1) year with the following performance conditions: 

The petitioner must obtain all permits from Hernando County and other applicable
agencies and meet all applicable land development regulations, for either construction or
use of the property, and complete all applicable development review processes.

The proposed RV shall meet the setbacks of the R1C (Residential) zoning district. Front: 
25’
Side: 10'
Rear: 20'
The applicant shall coordinate with the Florida Department of Health for any septic system
upgrades.

The Conditional Use Permit shall expire on y , 2026.

30



Hernando County Planning Department Staff Report:  CU-25-03 

F:\Conditional Use Permits\CU-25-03 Jakub Kusnierz\Staff Report\CU Staff Report.docx 3 

P&Z RECOMMENDATION 

On July 14, 2025, the Planning and Zoning Commission voted 5-0 to approve the request for a 
Conditional Use Permit for a Temporary Security Residence for a period of One (1) year with the 
following unmodified performance conditions: 

1. The petitioner must obtain all permits from Hernando County and other applicable
agencies and meet all applicable land development regulations, for either construction or
use of the property, and complete all applicable development review processes.

2. The proposed RV shall meet the setbacks of the R1C (Residential) zoning district.
Front: 25’
Side: 10'
Rear: 20'

3. The applicant shall coordinate with the Florida Department of Health for any septic system
upgrades.

4. The Conditional Use Permit shall expire on July 14, 2026.
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Meeting: 08/05/2025
Department: Administration

Prepared By: Colleen Conko
Initiator: Jeffrey Rogers

DOC ID: 16166
Legal Request Number: 

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Notice of Special Exception Use Permit Action Taken by Planning and Zoning Commission on 
July 14, 2025

TITLE

BRIEF OVERVIEW
Attached is a memorandum from Development Services Planning Director Omar DePablo 
regarding a Special Exception Use Permit action taken by the Planning and Zoning 
Commission (P&Z) on July 14, 2025.  On that date, the P&Z voted to approve a special use 
permit for an assisted living facility, as petitioned by Aliviya Rose Manor, LLC (SE2505).

According to Appendix A, Zoning, Article V, Section 8(I) of the Hernando Code of Ordinances, 
the Board, by a majority of vote, may decide to review any special exception decision 
rendered by the P&Z.  If at least a majority of the governing body do not vote to review the 
P&Z decision within thirty (30) days, the P&Z decision shall be deemed final and subject to 
only to review by the circuit court.

FINANCIAL IMPACT
NA

LEGAL NOTE
NA

RECOMMENDATION
For informational purposes only; no action is required.

Omar DePablo Escalated 07/18/2025   5:17 PM
KayMarie Griffith Escalated 07/23/2025  10:27 AM
Omar DePablo Escalated 07/23/2025   2:52 PM
KayMarie Griffith Approved 07/23/2025   4:15 PM
Michelle Miller Approved 07/24/2025   8:03 AM
Pamela Hare Approved 07/24/2025  11:26 AM
Heidi Prouse Approved 07/24/2025  12:31 PM
Toni Brady Approved 07/28/2025   8:18 AM
Jeffrey Rogers Approved 07/29/2025  12:38 PM
Colleen Conko Approved 07/29/2025   1:18 PM

REVIEW PROCESS

Page 1
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 1 

July 14, 2025 

MEMORANDUM 

TO: Honorable Chairman and Members of the Board of County Commissioners 

VIA: Jeffry Rogers, County Administrator 
County Administrator’s Office 

FROM: Cesar Omar DePablo, Development Services Director 
Planning and Zoning Department 

SUBJECT: Special Exception Actions by the Planning and Zoning Commission 
on July 14, 2025 

For the Board's information, on July 14, 2025, the Planning and Zoning Commission 
(P&Z) held a duly advertised public hearing to consider an advertised request for a 
Special Exception(s). Attached to this memorandum are the staff reports and actions of 
the P&Z on the special exception requests at that scheduled public hearing. 
 
A notification letter was sent on Wednesday, July 16, 2025, to inform the petitioners of 
the P&Z actions. According to Appendix A, Zoning, Article V, Section 8(1) of the 
Hernando County Code of Ordinances, the Board of County Commissioners (BOCC), by 
a majority vote, may decide to review any special exception decision rendered by the 
P&Z. If at least a majority (three (3) members) of the governing body do not vote to 
review the P&Z decision within thirty (30) days, which would be Wednesday, August 13, 
2025, the P&Z decision shall be deemed final and subject only to review by the circuit 
court. The review of the decision by the BOCC shall be at a public hearing held within 
sixty (60) days of the P&Z decision. The board has the authority to continue, on its own 
motion, to a later date a final decision on any special exception matter pending before it 
for review. 
 
The review of decision by the BCC would occur on the regular BCC hearing date of 
Tuesday, September 9, 2025, (calculated from the date of P&Z decision). "Public 
notice" for this hearing shall mean publication of notice of the time, place and purpose 
of such hearing one (1) time in a newspaper of general circulation in the county, such 
publication to be at least five (5) days prior to such hearing, and such notice shall be 
posted in a conspicuous place or places around such lots, parcels, or tracts of land as 
may be involved in the hearing. Affidavit proof of the required publication and posting 
of the notice shall be presented at the hearing. 
 
The Board may affirm, modify, or reverse the decision of the P&Z at the hearing. 

Copies: Applicant's File 
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STAFF REPORT 
  
HEARINGS: Planning & Zoning Commission: July 14, 2025 
 
APPLICANT: Aliviya Rose Manor LLC 
 
FILE NUMBER:  SE-25-05 
 
PURPOSE: Special Exception Use Permit for an Assisted Living Facility  
 
GENERAL 
LOCATION: Bounded by Fayson Lane, Arrendonda Avenue and Chippendale Street 

approximately 670 feet South of Spring Hill Drive.  
 
PARCEL KEY 
NUMBER: 00417301 
APPLICANT’S REQUEST: 
The petitioner is requesting a Special Exception Use Permit to establish an Assisted Living 
Facility. The proposal includes the construction of a one-story, six thousand (6,000)-square-foot 
single-family residence designed to accommodate up to fourteen (14) residents in private or semi-
private rooms. The facility will feature a common living room, dining area, ADA-compliant 
restrooms, caregiver accommodations, and a full-service kitchen. Outdoor amenities such as 
green space, walking paths, and sitting areas will be incorporated to support resident wellness. 
Parking requirements are based on a ratio of 0.3 spaces per bed, resulting in a total of four (4) 
required parking spaces, in addition to one (1) ADA-accessible parking space. The subject parcel 
was rezoned in 2021 under application H-21-62, changing its designation from PDP(REC) – 
Planned Development Project (Recreation) to PDP(SF) – Planned Development Project (Single 
Family). The rezoning allowed for the development of twelve (12) single-family homes on the 
seven and a half (7.5) -acre site. The parcel was originally designated as a park site in the Spring 
Hill Master Plan and includes an existing drainage retention area (DRA). 

 
SITE CHARACTERISTICS:  

Site Size:   7.5 acres 
 
Surrounding Zoning; 
Land Uses: North: PDP(SF)/Planned Development Project (Single 

Family): Developed 
South: PDP(SF)/ Planned Development Project (Single 
Family): Developed 
East: PDP(SF)/ Planned Development Project (Single 
Family): Developed 
West: PDP(SF)/ Planned Development Project (Single 
Family): Developed 

 
Current Zoning:  PDP(SF)/ Planned Development Project (Single Family)  
 
Future Land Use  
Map Designation: Residential  
 
Flood Zone:  X (Existing Drainage Retention Area)  
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UTILITIES REVIEW: 
Hernando County Utilities Department (HCUD) does not currently supply water or wastewater 
service to this parcel. Water service is available to this parcel. Wastewater service is not currently 
available. HCUD has no objection to the requested special exemption to allow a 14-bed assisted 
living home on the parcel, subject to connection to the central water system and Health 
Department approval of any proposed Onsite Sewage Treatment and Disposal System at time of 
site development, Parcel Key# 417301. 

 
ENGINEERING REVIEW: 
The subject site is bounded by Fayson LN, Arrendonda Ave and Chippendale St approximately 
670 feet South of Spring Hill Dr. This project lies within the Pithlachascotee watershed. This 
property contains an area of flood Zone "A". The Base flood elevation (BFE) is 59.446 feet in the 
North American Vertical Datum of 1988 (NAVD 88) per Flood Insurance Rate Map (FIRM) Panel 
12101C0075F effective 9/26/2014. 
 
At the time of development, the parking and driveway designs will need to meet County standards. 
Additionally, handicap parking shall be required.  
 
LAND USE REVIEW: 
 
The subject parcel was rezoned under application H-21-62 in 2021, changing its designation from 
PDP(REC) – Planned Development Project (Recreation) to PDP(SF) – Planned Development 
Project (Single Family) to allow for the construction of 12 single-family homes. The parcel was 
originally identified as a park site in the Spring Hill Master Plan. A shared drainage retention area 
(DRA) currently exists on the property and will remain functional. 
 
In accordance with County LDRs- Land Development Regulations, if a developer fails to obtain a 
building permit for the vertical construction of the principal or primary building within a period of 
not more than two (2) years from the approval date or the special exception use is not established 
during this period, then the special exception use permit shall be null and void. 
 

MINIMUM BUILDING SETBACKS: 
 Front (Chippendale St):   
 Side(west):   10’ 
 Side (Arrendibda Ave): 15’ 
 Rear (Fayson Ln):     

 
 
PARKING: 
The minimum land development regulations (LDRs) would require 0.3 parking spaces per 
bed based on maximum occupancy. The LDRs indicate that an Assisted Living Facility 
may have up to fifty percent of the required parking spaces (including aisles) surfaced with 
grass, lawn or other materials as designated in the County parking lot standards; however, 
if parking demand is such that said grass, lawn or other material is caused to be damaged 
or destroyed to the extent that said grass or lawn ceases to grow, or the other material 
otherwise causes a nuisance to the neighborhood, then paving may be required by the 
Zoning Administrator 
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Comments: Parking requirements are calculated for an Assisted Living 
Facility at a rate of 0.3 spaces per bed with a maximum of 14 beds. This will 
require 4 parking spaces.   

 
LIGHTING: 
The petitioner has not indicated any provisions for lighting of the subject property. If 
approved, the petitioner must provide full cutoff fixtures to retain all light on-site and 
prevent any light spillage onto neighboring residential uses. 

 
BUFFERS: 
Per Board of County Commissioners action in rezoning file H-21-62, 
vegetated buffer enhanced to 80% opacity shall be constructed along the north boundary 
of the property adjacent to existing residential lots.  

 
COMPREHENSIVE PLAN REVIEW: 
The subject property is located within the Residential Future Land Use classification on the 
adopted Future Land Use map. The Hernando County 2040 Comprehensive Growth Strategy 
Plan provides the principles for guiding land development activities in the County and describes 
the related programs and strategies that provide the overall guidance for implementing the Plan.   
Residential Category of the adopted Comprehensive Plan states: 

Objective 1.04B The Residential Category allows primarily single family, 
duplex, resort, multi-family housing and associated ancillary uses such as 
recreational and institutional.  Office and certain commercial uses may be allowed 
subject to the locational criteria and performance standards of this Plan.  
Residential density shall not exceed 22 dwelling units per gross acre. 
 
Strategy 1.04B(1)   Commercial and institutional uses within the Residential 
Category are generally associated with medium and high-density residential 
development and may include neighborhood commercial, office professional, 
recreational, schools, and hospitals. Minor public facilities that do not unduly 
disturb the peaceful enjoyment of residential use may also be allowed. 

Comments: An Assisted Living Facility is permitted in all zoning districts 
as a special exception use.  

 
FINDINGS OF FACT:  

1. A Special Exception Use Permit for an Assisted Living Facility is appropriate based on 
consistency with the Comprehensive Plan and compatibility with the surrounding areas 
and subject to appropriate performance conditions. 

2. The proposed project shall require a commercial review. 
 
NOTICE OF APPLICANT RESPONSIBILITY: 
The special exception process is a land use determination and does not constitute a permit for 
either construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 
 
The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowners’ 
associations or architectural review committees require submission of plans for review and 
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approval.  The applicant for this land use request should contact the local association or the 
Public Records for all restrictions applicable to this property. 
 
STAFF RECOMMENDATIONS: 
It is recommended that the Planning and Zoning Commission approve the petitioner’s request for 
a Special Exception Use Permit for an Assisted Living Facility, with the following performance 
conditions: 

 
1. The petitioner shall obtain all permits from Hernando County and other applicable 

regulatory agencies and meet all applicable land development regulations, for either 
construction or use of the property, and complete all applicable development review 
processes. 

 
2. The proposed project shall require a commercial review. 

 
3. Minimum Building Setbacks: 

 
 Front (Chippendale St):   
 Side(west):   10’ 
 Side (Arrendibda Ave): 15’ 
 Rear (Fayson Ln):   

 
4. The parking and driveway designs will need to meet County standards. 

 
5. Handicap parking is required.  

 
6. Parking requirements are calculated for an Assisted Living Facility at a rate of 0.3 spaces 

per bed with a maximum of 14 beds. This will require 4 parking spaces.  
 

7. The petitioner shall be required to connect to the central water system and coordinate with 
the Health Department with approval of any proposed Onsite Sewage Treatment and 
Disposal System at time of site development.  
 

8. The petitioner shall provide full cutoff fixtures, in order to retain all light on-site and prevent 
any light spillage onto neighboring residential uses. 

 
9. Per BOCC action in rezoning file H-21-

opacity shall be constructed along the north boundary of the property adjacent to existing 
residential lots.  

 
10. The site shall be developed in accordance with the site plan as provided by the applicant 

and attached to this application.  
 

11. Any additional development on the site above and beyond the Assisted Living Facility shall 
require an amendment to the Special Exception. 

 
12. If the petitioner fails to obtain a building permit for the vertical construction of the 

principal or primary building within a period of not more than two (2) years from the 
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approval date or the special exception use is not established during this period, then the 
special exception use permit shall be null and void. 

 
P&Z RECOMMENDATION: 
On July 14, 2025, the Planning and Zoning Commission voted 5-0 to approve the petitioner’s 
request for a Special Exception Use Permit for an Assisted Living Facility, with the following 
modified performance conditions: 

 
1. The petitioner shall obtain all permits from Hernando County and other applicable 

regulatory agencies and meet all applicable land development regulations, for either 
construction or use of the property, and complete all applicable development review 
processes. 

 
2. The proposed project shall require a commercial review. 

 
3. Minimum Building Setbacks: 

 
 Front (Chippendale St):   50’  
 Side(west):   10’ 
 Side (Arrendibda Ave): 15’ 50’ 
 Rear (Fayson Ln):   

 
4. The parking and driveway designs will need to meet County standards. 

 
5. Handicap parking is required.  

 
6. Parking requirements are calculated for an Assisted Living Facility at a rate of 0.3 spaces 

per bed with a maximum of 14 beds. This will require 4 parking spaces.  
 

7. The petitioner shall be required to connect to the central water system and coordinate with 
the Health Department with approval of any proposed Onsite Sewage Treatment and 
Disposal System at time of site development.  
 

8. The petitioner shall provide full cutoff fixtures, in order to retain all light on-site and prevent 
any light spillage onto neighboring residential uses. 

 
9. Per BOCC action in rezoning file H-21-

opacity shall be constructed along the north boundary of the property adjacent to existing 
residential lots.  

 
10. The site shall be developed in accordance with the site plan as provided by the applicant 

and attached to this application.  
 

11. Any additional development on the site above and beyond the Assisted Living Facility shall 
require an amendment to the Special Exception. 

 
12. Based on need and demand of the County Engineer, the petitioner shall provide an 

easement in favor of Hernando County over the drainage retention area on the site.  
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13. If the petitioner fails to obtain a building permit for the vertical construction of the 
principal or primary building within a period of not more than two (2) years from the 
approval date or the special exception use is not established during this period, then the 
special exception use permit shall be null and void. 

 

39



Meeting: 08/05/2025
Department: Zoning

Prepared By: Jacqueline Mays
Initiator: Omar DePablo

DOC ID: 15849
Legal Request Number: 

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Request Submitted by Jason E. Morphet and Ayleen N. Gallahue, Property Owners, for 
Appeal of Administrative Official’s Determination on Status of Nonconforming Use for Period 
Exceeding One Year for Property Located at 5025 Emerson Road

TITLE

BRIEF OVERVIEW
Mr. Jason E. Morphet and Ayleen N. Gallahue have appealed the Administrative Official’s 
determination that the parcel has discontinued its non-conforming use for a period exceeding 
one year, which determination means that the appellants will be required to meet the minimum 
and current requirements of the County Code of Ordinances.

LOCATION
East side of Emerson Road, approximately 1,600’ north of Powell Road

PARCEL KEY NUMBER
381722

CURRENT ZONING
AG (Agricultural)

SURROUNDING ZONING & LAND USE
North:  AG; Mobile Homes, Single Family Homes 
South: AG; Mobile Homes, Single Family Homes 
East:   ROW
West:  AG; Mobile Homes, Single Family Homes

HERNANDO COUNTY CODE
Pursuant to the Hernando County Code, Appx. A, Art. II, Sec. 2.A.(2)(d)(3): “Where a 
nonconforming use has been deemed or presumed to have been discontinued under the 
provisions of this Section, the owner of the property or operator of the use may rebut the 
presumption of discontinuance by establishing, by clear and convincing objective evidence, 
that the use has continued or existed beyond the date of presumed discontinuance. In all 
cases, the party attempting to rebut the presumption of discontinuance shall have the burden 
of establishing the continuation or existence of the use beyond the date of presumed 
discontinuance, as well as the burden of establishing the existence or continued operation of 
the use at any particular time.”

CONCLUSIONS
The Appellant must establish by clear and convincing objective evidence that the property did 
not discontinue its nonconforming use for a period exceeding one year. 

FINANCIAL IMPACT

Page 1
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Resolution (ID # 15849) Meeting of August 5, 2025

A matter of policy.

LEGAL NOTE
The Board is authorized to consider the appeal of the variance request pursuant to Hernando 
County Code of Ordinances, Appendix A, Article II, Section 2, and Chapters 125 and 163 of 
the Florida Statutes.

RECOMMENDATION
It is recommended that the Board consider the Appellants’ appeal of the Administrative 
Official’s determination that the property has discontinued its nonconforming use for a period 
exceeding one year.  If the Board determines that clear and convincing objective evidence 
shows that the property did not discontinue its nonconforming use for a period exceeding one 
year, it is recommended that the Board approve and authorize the Chairman’s signature on 
the attached approval resolution overturning the Administrative Official determination.

Omar DePablo Escalated 07/23/2025   2:48 PM
KayMarie Griffith Approved 07/23/2025   3:01 PM
Michelle Miller Approved 07/24/2025   8:00 AM
Albert Bertram Approved 07/24/2025   9:48 AM
Pamela Hare Approved 07/24/2025   2:07 PM
Melissa Tartaglia Approved 07/25/2025  10:33 AM
Heidi Prouse Approved 07/25/2025  11:56 AM
Toni Brady Approved 07/28/2025   8:20 AM
Jeffrey Rogers Approved 07/29/2025  12:40 PM
Colleen Conko Approved 07/29/2025   1:39 PM

REVIEW PROCESS

Page 2
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15 0 6 2I5
HERNANDO COUNTY ZONING DIVISION

ADMINISTOR DECISION APPEAL
APPLICATION

o&1

This application must be completed and returned, with all documents and check specified on the
instruction sheet, to this office before a board hearing will be scheduled. Please note that the
petitioner or representative is required to be present at the hearing.

Applicant Name:

Mailing Address:

Jason Morphet Date: APril 28,2425

15421Bellamy Bros Blvd, Dade City, FL 33523

OFI;ICE IJSU ONT,Y
DATI] R[C'T)

Phone No (813)701-6122 Fax:

E-tr/lail: jason@nationsrcm.com

Representative Name (if applicable Walter Sowa, lll, Esq

Mailing Address 435 12th Street West, Suite 206, Bradenton, FL 34205

Phone No. 941-840-0820 Fax:

Address of Property 5025 Emerson Road Brooksville FL

Legal Description N1/2 0F N1/2 0F SE1/4 0F NE1t4 ORB 390 pG 62

Key No.: AWA722 Zoning District: HernandoCounty

Homeowners Association Yes_No X lf yes, name of H

Contact Na

Contact Address

Signature of applicant or representative

State Zip_

$ tlln
I1,I

:[

$

E-pys;1. walter@sowalegal.com

N
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OWNER AFFIDAVIT

t, Jason Morphet , HEREBY STATE AND AFFTRM THAT

I am the owner of the property and am making this applicalion OR

/ I am the owner of the property and am authorizing the entity below to submit an application on the
described property. The entity shall complete the affidavit below.

I have read the instructions for filing this appl;cation. All answers lo the questions in said application, all sketches and
data attached lo and made part of this application are honest and true to the best of my knowledge and belief and are a
matter of publac record

STATE OF FLORIDA
COUNTY OF HERNANDO

The fo oing instrument
by

Sign of property ner

as acknowledged befo IS fu4 rtr day of Ma,tv zoLlre me th
, who is

as identificatio

Stamp

AGENT/REPRESENTATIVE AFFIDAVIT

) has produced

Signature of Notary Public

h/"./L"< Ctr,

I am the legal repres€ntative of the own6r or lessee of the property described, which is the subject
matter ofthe application. I have been authorized by the owner identified above to proceed wath this
application.

, HEREBY STATE AND AFFIRM TI-!{T

for filing this apptication. All answers to the questions in said application, all sketches and
part of this application are honest and t the best of my knowledge and belief and are a

I have read the instructions
data attached to and made
matter of public record.

STATE OF FLORIDA
courli or-ndCr+itneo t, /.,,t., /,-r

Th
by

rg u tative

'lr?,7 D ,rD5-e foreg o nt acknowledged before me this day of
, who is

_as identification

MlETt{AEAOER*m,s'Jffi'

frolery Plbllc' State of Florida

com lillon # 8H 39502'
y Comm. E.tpire,l'1ay 7' 2027

(RISTEN A, 
''\ERRITT

Notary Public Stamp of

has produced

t,

x-
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1487658 Emerson Road -Nonconforming Use Determination
April29,2025

As previously stated, Mr. Morphet and Ms. Callahue have been damaged. Having three
mobile homes versus nine mobile homes absolutely hinders the investment opportunity lor
funding and development of improvements and intiastructure of the mobile home park. It goes

without saying that the costs for improvements and beautillcation spread over nine mobile
homes instead of three mobile homes allows for the distribution of costs over more occupants,
which ultimately calls in to question the financial viability of maintaining the park. What
was designed as a

retirement investment strategy for a local couple. and a way to beautily the area, has tumed
out. thus far, to be a disaster. As such. Mr. Jason E. Morphet and Ms. Ayleen N. Gallahue
appeal the determination by Mr. Omar DePablo of the loss ol nonconlorming status of 5025
Emerson Road, Brooksville, Florida.

Sincerely yours.

(

Walter Sowa. III, Esq

Pase 3 of ll

/a
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APPEAL OF ADMINISTRATIVE DETERMINATION 
STAFF REPORT 

  
 
HEARINGS: Board of County Commissioners:  August 5, 2025 
 
APPLICANT: Jason E. Morphet, Ayleen N. Gallahue 
 
APPEAL CASE 
NUMBER: 1506295 
 
REQUEST: Appeal of an Administrative Determination on the Status of a 

Nonconforming Use 
 
GENERAL 
LOCATION: East side of Emerson Road, approximately 1,600’ north of Powell 

Road  
 
PARCEL KEY 
NUMBERS: 381722 
  
 
CURRENT REQUEST 
 
The current property owner has submitted a formal appeal challenging the 
determination issued by the County Administrative Official regarding the nonconforming 
status of the Skyline Mobile Home Park units on the subject parcel. The owner contends 
that all previously existing units remain legally nonconforming and therefore should be 
entitled to replacement permits pursuant to the provisions of the County’s Land 
Development Regulations. 
 
In support of this position, the owner asserts that the use of the site as a mobile home 
park has not been discontinued in a manner that would terminate its nonconforming 
status and that the site continues to operate in substantial conformance with its 
historical use. The appeal seeks to overturn the County’s finding that the nonconforming 
status has lapsed and to reinstate eligibility for replacement of all removed units. 
 
SITE HISTORY AND USE 

The subject site is located on the east side of Emerson Road, approximately 1,600’ 
north of Powell Road and encompasses the eastern 3.0 acres of the parent 10.0-acre 
parcel. Historical development of the mobile home park dates back to the early to mid-
1970s, with electric service established as early as 1972 (per utility records from 
Withlacoochee River Electric Cooperative). At its peak, the park consisted of eight (8) 
mobile home units and one (1) manager’s quarters. 

The mobile home park has experienced various modifications over time, including the 
removal and replacement of older units—some as old as 1959. The property has also 
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been the subject of multiple code enforcement actions due to noncompliance with 
various regulatory standards. 

As of 2019, a total of nine (9) units, including the manager’s quarters, were present on-
site. However, several of these units were determined to be uninhabitable or beyond 
their economic lifespan. 

DEMOLITION ACTIVITY AND NONCONFORMING STATUS 

In 2020, the prior property owner began removing several units via the County’s 
established demolition permitting process. A total of six (6) units were removed under 
valid permits but were not replaced within the one-year period required under the 
County’s Land Development Regulations (LDRs) to preserve legal nonconforming use 
status. 

In accordance with County LDRs, any failure to replace a nonconforming structure 
within one (1) year of removal results in forfeiture of its nonconforming status. As such, 
the aforementioned six (6) units are no longer recognized as legally nonconforming. 

Subsequently, one (1) additional unit was removed without obtaining a demolition permit 
and was likewise not replaced. This unauthorized action constitutes a further violation of 
the nonconforming use provisions and voids that unit’s status as well. 

Despite the loss of status for the majority of the units, County staff has reviewed the 
remaining site conditions and associated records and has determined that three (3) 
units may retain their legal nonconforming use status; the managers quarters, Lot 2 
(current replacement permit #1487756) and Lot 3 (current replacement permit 
#1487657) 

The following units are listed as expired and no longer available units: 
 
Unit No. Demo Permit No. Date Notes 
1 1407645 12/31/20 Demoed 
4 1357369 5/08/18 Permit voided, mobile was still demoed. 
5 1400680 8/24/20 Demoed 
6 1407647 12/31/20 Demoed 
7 1402555 9/24/20 Demoed 
10 1402556 9/24/20 Demoed 

 
SITE CHARACTERISTICS 
 

Site Size: Eastern 3.0 acres (Mobile Home Park) 
 Western 7.0 acres (Undeveloped) 

 
Surrounding Zoning 
& Land Uses: North: AG; Single Family Home 
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South: AG; Single Family Home 
East: AG; Single Family Home, Mobile Home 
West: AG; Single Family Home 

 
Current Zoning: AG (Agricultural) 

 
LAND USE REVIEW: 

The AG (Agricultural) District is designed to promote and encourage the conservation and 
utilization of prime and productive agricultural land, as well as the preservation of the 
open character of certain land, which, by virtue of their topography, soil types, natural 
resources and/or relationship to other land use areas, should be carefully reviewed and 
evaluated prior to their possible development or else should continue to be developed at 
a relatively low-density to maintain their overall natural environment and unique character 
with the county. 

The AG (Agricultural) District is designed to allow the continued development of low-
density, single-family housing. The Hernando County Code of Ordinances, Appendix A, 
Article IV, Section 6 identifies the permitted uses within the AG zoning district as follows:  

A. Agricultural District: 

(1) Permitted Uses: The following permitted uses shall apply in the agricultural 
district:  

(a) Animal specialty establishment;  
(b) Farming and farming service establishments;  
(c) Fisheries;  
(d) Forestry and forestry service establishments;  
(e) Horticultural specialty farms;  
(f) Hunting, trapping and game propagation;  
(g) Landscaping service establishment;  
(h) Single-family dwelling;  
(i) Mobile Home, provided that such mobile home meets all of the 

regulations, requirements and provisions of this ordinance for 
minimum living area within the zoning district;  

(j) Land Application of Domestic Septage, provided that such operation 
meets all of the special regulations, requirements and provisions of this 
ordinance for operation and siting and applicable Florida Statutes, 
Administrative Rules, and provisions of the Hernando County Code of 
Ordinances;  

(k) Wildlife management activities;  
(l) Resource-oriented recreational activities;  
(m) Aquaculture. 
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(7) Dimension and area regulations: Unless otherwise approved under the special 
provisions section of the Agricultural District, the dimension and area 
regulations for lots and structures are as follows:  

(a) Lot area: 

i. Lot area: The minimum lot area for a parcel created after January 1, 
1990, shall be ten (10) acres (including rights-of-way and access 
tracts). 

Staff Comments: The parent 10.0-acre parcel would be restricted to a single dwelling 
unit under current Code provisions. 

(b) Single-family dwelling not accessory to the principal agricultural use of the 
premises: 

i. Building height: The maximum building height shall not exceed forty-
five (45) feet.  

ii. Lot widths: The minimum lot width of the building line shall be one 
hundred fifty (150) feet.  

iii. Front yard: The minimum front yard requirement in the agricultural 
districts shall be seventy-five (75) feet. 

iv. Side yard: The minimum side yard requirement shall be thirty-five 
(35) feet.  

v. Rear yard: The minimum rear yard requirement shall be fifty (50) 
feet.  

vi. Lot frontage: All lots shall front on a street for a minimum distance of 
one hundred (100) feet except on dead-end streets, where frontage 
shall be a minimum of fifty (50) feet.  

vii. Lots on curves: Lots on curves shall have a minimum street frontage 
of fifty (50) feet.  

viii. Minimum living area: The minimum living area of a dwelling shall be 
six hundred (600) square feet. For the purposes of this subsection, 
"minimum living area" shall mean the minimum floor area of a 
dwelling unit, exclusive of carports, breezeways, unenclosed porches 
or terraces. 

Mobile Home Provisions: In accordance with the provisions of this 
subsection, the minimum living or floor area of a mobile home will be 
six hundred (600) square feet, exclusive of all attachments, and no 
mobile home shall be permitted to be attached or detached in a 
manner that would be inconsistent with the original manufacturer's 
design standards. No mobile home shall have a length or width 
dimension less than twelve (12) feet, not including popouts and 
attachments. 
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All mobile homes must be skirted within thirty (30) days from the 
issuance of the certificate of occupancy. The skirting shall constitute a 
visual screen of new material, or material in acceptable condition, 
consisting of aluminum, pressure-treated wood, masonry, or other 
acceptable material normally used for mobile home skirting and be 
placed around the entire perimeter of the mobile home and extending 
from the base of the mobile [home] to the ground.  

Applicants applying for a building permit to place a used mobile home 
shall either provide proof of a current and valid inspection by the 
Department of Motor Vehicles or be inspected by the Hernando 
County Development Department prior to the issuance of a building 
permit to set the mobile home. The inspection will be in areas of fire 
safety, electrical, plumbing, mechanical and overall construction of the 
mobile home.  

If the inspection of the mobile home determines that the unit is not 
repairable, no building permit shall be issued.  

No applicant applying to place a mobile home shall perform any repair 
work or commence setup of the mobile home until a building permit 
has been secured.  

Any deficiencies noted in the inspection report shall be corrected prior 
to the issuance of a certificate of occupancy.  

Standards for used mobile home inspections will be adopted by 
resolution of the Hernando County Board of County Commissioners 
and will be consistent with state standards regulating used mobile 
homes.   

 
Nonconforming Ordinance 
 
The subject site existed as a nonconforming nine (9) unit mobile home park for several 
decades and only recently (last 2 to 3 years) has the property owner sought to upgrade 
the mobile homes that were considered inhabitable and/or required replacement. 
 
Appendix A – Article II General Regulations, Section 2. - General Regulations for 
Structures and Uses. Code underlined and bolded for emphasis. 
 

(2) Any use which is lawfully existing on the effective date of this ordinance, or any 
amendment thereto, and which does not conform with all the provisions of this 
ordinance may be continued subject to the following regulations:  

(a) The use shall not be expanded without the approval of the Planning and 
Zoning Commission. Approval to expand or to extend a use shall not be 
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granted if such expansion or extension will be detrimental to the overall 
character or appearance of the general area. Expanded uses shall be 
confined within the boundaries of that parcel of land upon which the use 
occupied on the date the use became nonconforming. The determination 
by the Planning and Zoning Commission of whether the expansion of 
a nonconforming use is detrimental to the overall character or 
appearance of the general area includes, but is not limited to, the 
following factors:  

(i) Whether the expansion of the nonconforming use is incompatible with 
the surrounding land uses.  

(ii) Whether the expansion of the nonconforming use changes the scope, 
volume, intensity, or extends the useful life of the nonconforming use.  

(iii) Whether the expansion of the nonconforming use requires a 
significant investment in additional infrastructure to allow the use to 
continue.  

(iv) Whether the expansion of the nonconforming use constitutes a 
change of use, including the requirement of additional types of use 
permits that are necessary to accommodate the proposed expansion.  

(v) Whether the expansion increases residential density.  

(vi) Whether the expansion is contrary to the public interest.  

(b) Shall not be changed to or expanded to include another nonconforming 
use.  

(c) May be changed to a conforming use.  

(d) Whenever a nonconforming use has been discontinued for a period 
of one year, no nonconforming use may be reestablished on those 
premises.  

(1) A use shall be considered discontinued once the activities and 
commerce, essential to the continuation of the use, have ceased.  

(2) Proof of the discontinuation of a nonconforming use for the required 
time period creates a rebuttable presumption of intent to discontinue. 
The presumption does not apply when a nonconforming use is 
discontinued involuntarily by compulsion of government action.  

(3) Where a nonconforming use has been deemed or presumed to 
have been discontinued under the provisions of this Section, the 
owner of the property or operator of the use may rebut the 
presumption of discontinuance by establishing, by clear and 
convincing objective evidence, that the use has continued or 
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existed beyond the date of presumed discontinuance. In all 
cases, the party attempting to rebut the presumption of 
discontinuance shall have the burden of establishing the 
continuation or existence of the use beyond that date of 
presumed discontinuance, as well as the burden of establishing 
the existence or continued operation of the use at any particular 
time.   

(e) Shall be discontinued ten (10) years after reasonable notice from the 
Administrative Official to the owner of the parcel upon which the use exists 
that the use is nonconforming. The Governing Body may, upon application 
by the owner of the parcel upon which the nonconforming use exists and 
after a quasi-judicial hearing, modify the time for the amortization of the 
nonconforming use to allow the owner of the parcel upon which the 
nonconforming use exists to realize a return on his or her investment.  

(f) Shall be discontinued where the factual circumstances relating to the 
use of the premises shows an intentional and voluntary act to 
discontinue the nonconforming use on the premises.  

(g) Notwithstanding the foregoing, the termination of a nonconforming 
use does not require a decision by the property owner to discontinue 
the use. A nonconforming use may be lost through negligence or 
inadvertence. A use may also be lost if a person engages in civil or 
criminal misconduct that the property owner knows or should know 
could lead to involuntary closure and indeed does lead to closure.  

(h) Changes in ownership, tenancy, or management of a nonconforming 
use, building, or structure are permitted. 

 
Administrative Official Conclusion: 
 
A formal request to reinstate or replace previously existing mobile home units at the 
subject site is currently pending, contingent upon a final determination regarding the 
property's legal nonconforming use status and the overall legality of the mobile home 
park. 
 
Following a comprehensive review of the parcel’s historical land use, permit activity, 
demolition records, and development patterns, the Administrative Official has 
determined that the parcel has forfeited its legal nonconforming use status for six (6) 
mobile home units. This determination is based on the fact that the mobile homes that 
were removed failed to be replaced within the year of their demolition permits and that 
the density in general exceeds the per parcel code allocation. As stated in the County 
LDRs, “Whenever a nonconforming use has been discontinued for a period of one year, 
no nonconforming use may be reestablished on those premises.” 
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Powers, Duties and Authority of the Administrative Official 

A. Appointment. The governing body shall appoint an administrative official, who 
shall be charged and provided with the authority to administer the zoning 
ordinance and to enforce the regulations and procedures contained herein 
governing land development and use, indicating the issuance of zoning permits 
and certificates of use. The administrative official, in the performance of his 
duties and functions, may enter upon any land and make examinations and 
surveys that do not occasion damage or injury to private property.  

B. Powers and duties. The administrative official shall have the following powers 
and duties:  

(1) To decide the literal interpretation of the zoning ordinance including 
definitions and land use classifications.  

(2) To decide the interpretation of the exact location of zoning district 
boundaries according to the zoning ordinance.  

(3) To decide the interpretation of the amount of off-street parking, loading 
and unloading space required according to the zoning ordinance.  

(4) To decide the interpretation of the general environmental control criteria 
and performance standards according to the zoning ordinance.  

(5) To decide any other interpretation or decision delegated by the land 
development regulations.  

C. Administrative variances. The administrative official shall have the authority to 
grant a minor dimensional variance of up to ten (10) percent of adopted 
standards when the terms of this ordinance are met. When the terms of the 
ordinance are not met, the administrative official shall deny the request, at which 
time the petitioner shall have all rights of appeal as set forth in this ordinance.  

 
Appx. A, Art. V, Sec. 3.A(2) 
(2) The governing body may authorize upon appeal a variance from the terms of 

the ordinance that will not be contrary to the public interest when due to special 
conditions, a literal enforcement of the provisions of the ordinance would result 
in unnecessary and undue hardship. In order to authorize any variance from 
the terms of the ordinance, the governing body shall consider:  

(a) That special conditions and circumstances exist which are peculiar 
to the land, structure, or building involved and which are not applicable to 
other lands, structures, or buildings in the same zoning district;  

(b) That the special conditions and circumstances do not result from the 
actions of the applicant;  
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(c) That granting the variance requested will not confer on the applicant any 
special privilege that is denied by this ordinance to other lands, buildings, 
or structures in the same zoning district;  

(d) That literal interpretation of the provisions of the ordinance would deprive 
the applicant of rights commonly enjoyed by other properties in the same 
zoning district under the terms of the ordinance and would work 
unnecessary and undue hardship on the applicant;  

(e) That the variance granted is the minimum variance that will make 
possible the reasonable use of the land, building or structure;  

(f) That the granting of the variance will be in harmony with the general intent 
and purpose of the land development regulations and that such variance 
will not be injurious to the area involved or otherwise detrimental to the 
public welfare.  

 
STAFF RECOMMENDATION:  
 
It is recommended that the Board of County Commissioners consider the Administrative 
Official’s determination and remove the nonconforming status on six (6) of the 
preexisting nine (9) mobile home units, leaving three (3) units which have preexisting 
Impact Fee preemptions (dated 2008) and one (1) fully paid Impact Fee. The approved 
three (3) units shall be limited to the historical eastern 3.0 acres. The property owner 
shall responsible for obtaining all permits from Hernando County and other applicable 
agencies and meet all applicable land development regulations, for either construction 
or use or the property, and complete all applicable development review processes. 
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April29.2025

Hernando County Board of County Commissioners
20 N Main St # 460
Brooksville, FL 34601

Re: Appeal of Decision for 1487658 Emerson Road - Noncontbrming Use Detemination

To the Hemando County Board o1'County Commissioners,

Please allow this letter to serve as a coniirmation of Mr. Jason Morphet's appeal

regarding the removal of the nonconforming use of the property located at 5025 Emerson

Road, Brooksville. Florida. In a nutshell. Mr. Jason E. Morphet and Ms. Ayleen N. Gallahue
purchased a ten (10) acre parcel in Brooksville, Florida. with the easterly three (3) acres zoned

as a legatly noncontbrming nine (9) unit mobile home park, and intended to renovate il and

utilize it as a mobile home park. and made said purchase and improvements based upon the

assurances and determinations of Hernando County oflicials and statl, only to be inlbrmed
years later that the property lost its nonconlbrming status. based upon reasons that contradict
determinations made previously by llemando County olficials and stal'f. At this point Mr.
Morphet and Ms. Gallahue has suffered severe flnancial damages, based upon detrimentally
relying on the various determinations of Hemando County's otficials and staff, only to have

officials and statf rescind previous determinations, of which Mr. Morphet and Ms. Gallahue

relied upon.

l. On October 25.2022. Mr. Jason E. Morphet and Ayleen N. Gallahue purchased the

Skyline Mobile Home Park (also known as Skyline Trailer Court), located at 5025 Emerson

Road, Brooksville, Florida. a ten l0 acre parcel zoned tbr eight plus one mobile homes on a

contigured on the easterly three acre section of said parcel.

2. Prior to this purchase. though. Jason Morphet conllrmed, in writing, with Hemando
County officiats to receive a determination of the zoning of the property, as well as the
permitting steps needed to replace units that had been removed.

3. During discussions with the previous owner, Mr. Morphet and Ms. Gallahue were told
the same information that they had received from Hernando County of'ficials in October of
2022 that was given to the previous owner in October of 2021. This confirmed the

detemination of the zoning of the properry. Please see Exhibit *A."

4. Also at the same time, Hemando County stalTprovided Mr. Morphet and Ms. Gallahue
with a determination letter from the llernando County Development Departmenl. Pledse see

Exhibit "B."

5. Contained in the determination letter is that statement that "whenever a noncontbrming
zse has been discontinued tbr a period ofone year, no nonconlbrming use may be reestablished

on the premises ;' Emphasis added.

The Law Office of Walter Sowa, lll, Esq.. PL | 435 I2'h Street West. Suite 206 I Bradenton. FL 3'1205

Fax: (941) 840-0174 | E
wll'w.SowaLegal.com

Telephone: (941 ) 840-0820 rnail: \\:rltrr rr Souul e ()lll

* sowalegal

More specilically, what has transpired is as lbllows:
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6, At that time and currently. the nonconlbrming use had never been discontinued. It has

always remained a mobile home park. In communications subsequent, Mr. Morphet has been

emphatic that he and Ms. Gallahue were continuing the use as a mobile home park.

7. On March 15,2023, Mr. Morphet received an intemal email from Hernando County

Zoning officials where Jennifer Soch emailed other Zoning ol'lices. intbrming the property was

zoned for eight mobile homes plus one owner's mobile home. Please see Exhibit "C."

8. Once the property was acquired and improvement started, the property owner was in

constant contact with Hernando County otl'icials and stafl taking the necessary steps requested

by Hernando County staff in replacing and upgrading the various units. Various departments

interacted with Hernando County Zoning and all were advised that this was a mobile home

park zoned for eight plus one units and that the owner never waivered in not maintaining this
as a mobile home park with eight plus onc units. Please see composite Exhibit "D."

9. ln addition, at all times during the discussions. Hernando County otlicials and stal'f

never waivered in their determination that it was a legal nonconfbrming and that it did not lose

said status.

At this point, Mr. Morphet and Ms. Gallahue have detrimentally relied on Hemando

County officials and stafT and not only in the acquisition ofthe property, of which without the

determination of Hemando County officials and staf'f they would not have purchased the

property, but also for the development costs expended at the tasks requested by Hemando
County officials and staff fbr permitting. as well as purchasing the mobile homes needed prior
to the recent determination by Mr. OmzLr DePablo. Mr. Morphet and Ms. Gallahue are not
only burdened with the cost ofthe purchasing the mobile hontes but also the cost of storage

while going though this ordeal.

Regarding the Hemando County's l-etter of Nonconfbrming Determination. Mr.
Morphet and Ms. Gallahue object to the determination. as was even provided in the Letter, said

determination was based upon a records request. ol'which no records were found, and did not
affirmatively state, or provide any credible evidence. that the mobile home park usage was ever

discontinued. An incorrect conclusion is provided, without providing any of the elements

necessary to justi! said determination.

Page 2 of 3

Mr. Morphet and Ms. Gallahue were told multiple times, in writing and verbally. that
the park was a legal nonconibrming mobile home park and did not lose its nonconfbrming
status because the property has never been abandoned as a mobile home park fbr a consecutive

365 days. Mr. Morphet and Ms. Gallahuc. at any timc, havc ncver democd or removed any

rentable permitted mobile homes t'rom the property. The propcrty still has the same permined,

rentable mobile homes since the purchase of the property in October 2022. It had always been

an eight plus one mobile park, r,r,ith status contirmed by Hemando County, and in addition,
Mr. Morphet has done nothing to jeopardize. other than to follow the steps prescribed by

Hernando County officials and staff. But tbr Hemando County providing ofticial guidance

and a determination that the non-confbrming status had no! been lost. Mr. Morphet and Ms.
Gallahue would not be in this situation.
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As previously stated, Mr. Morphet and Ms. Callahue have been damaged. Having three
mobile homes versus nine mobile homes absolutely hinders the investment opportunity lor
funding and development of improvements and intiastructure of the mobile home park. It goes

without saying that the costs for improvements and beautillcation spread over nine mobile
homes instead of three mobile homes allows for the distribution of costs over more occupants,
which ultimately calls in to question the financial viability of maintaining the park. What
was designed as a

retirement investment strategy for a local couple. and a way to beautily the area, has tumed
out. thus far, to be a disaster. As such. Mr. Jason E. Morphet and Ms. Ayleen N. Gallahue
appeal the determination by Mr. Omar DePablo of the loss ol nonconlorming status of 5025
Emerson Road, Brooksville, Florida.

Sincerely yours.

(

Walter Sowa. III, Esq

Pase 3 of ll

/a
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March 10, 2025 
 
Jason Morphet  
Nations Roofing & Construction 
15421 Bellamy Brothers Blvd 
Dade City, FL 33523 
 
RE: 1487658 Emerson Road – Nonconforming Use Determination 
 
Dear Applicant and/or Representative: 
 
This letter is in response to a request for a determination of use on parcel (key #381722) located on 
Emerson Road, Hernando County. Thank you for your patience as staff reviewed the request. It is the 
understanding of staff that the subject site existed as a nonconforming seven (7) unit mobile home park 
for several decades and only recently (last 2 to 3 years) has sought to upgrade the mobile homes that 
were considered inhabitable and/or required replacement. As you are aware, the property is zoned 
Agricultural, which under current rules would only permit one (1) dwelling unit. A recent request by your 
team was made to reinstate or replace the units that have been demolished over the last several years, 
however, the release of the permits for those replacement units is pending due to final determination of 
the nonconforming status and the legality of the mobile home park as a whole. Based on the history of the 
parcel, permit records and recent activities, it has been determined that the parcel has forgone its 
nonconforming status. This determination is based on both the fact that the mobile homes that were 
removed failed to be replaced within the year of their demolition permits and the plans to expand the use 
beyond its original status (see code references below). 
 
Additionally, it was indicated that an email from Jennifer Soch, a previous employee, granted the rights to 
replace the mobile homes regardless of the time that lapsed between the demolition of the mobile homes 
and the attempt to replace the units. In an effort to assist in reviewing and possibly granting Ms. Soch’s 
decision, staff requested the email be provided; however, to date, no email has been provided, despite a 
“Public Records Request”. Furthermore, it is the determination of the Administrative Official, that Ms. 
Soch’s assessment of the use was incorrect. A nonconforming use cannot be extended beyond the Code 
of Ordinance timeframes/limits and regulations (see code reference below). Unfortunately, at this time, 
your project is considered nonconforming and would be required to meet the minimum and current 
requirements of the County Code of Ordinance.  
 
It is suggested that a rezoning to AR-2 (Agricultural Residential 2) be requested in order to bring the 
subject site into zoning conformance. The AR-2 (Agricultural Residential 2) zoning district allows parcels 
as small as one (1) acre and would allow for the parcel to be split into a maximum of ten (10) legal 
parcels or lot size configuration within those perimeters.  
 
If the zoning is approved, then a Class C subdivision would be required. Class C and Class B 
subdivisions splits are considered rural subdivisions with a minimum size of 2.5 acres; therefore, you 
would need to appeal this request to formally create a subdivision with 1.0 acre lots. The appeal is a 
formality and would be determined by the Board of County Commissioners, at which time the justification 
could be made that the parcel has had higher densities in the past and the current request is intended to 
bring the parcel into conformance. Please be advised that additional requirements from other 
departments may be necessary during the development process. Our staff would be more than happy to 
assist you. 
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Hernando County Code of Ordinance 
 
Appendix A – Zoning 
Article II General Regulations, Section 2. - General Regulations for Structures And Uses. 

(2) Any use which is lawfully existing on the effective date of this ordinance, or any amendment 
thereto, and which does not conform with all the provisions of this ordinance may be continued 
subject to the following regulations:  

(a) The use shall not be expanded without the approval of the Planning and Zoning 
Commission. Approval to expand or to extend a use shall not be granted if such 
expansion or extension will be detrimental to the overall character or appearance of the 
general area. Expanded uses shall be confined within the boundaries of that parcel of 
land upon which the use occupied on the date the use became nonconforming. The 
determination by the Planning and Zoning Commission of whether the expansion of a 
nonconforming use is detrimental to the overall character or appearance of the general 
area includes, but is not limited to, the following factors:  

(i) Whether the expansion of the nonconforming use is incompatible with the 
surrounding land uses.  

(ii) Whether the expansion of the nonconforming use changes the scope, volume, 
intensity, or extends the useful life of the nonconforming use.  

(iii) Whether the expansion of the nonconforming use requires a significant investment 
in additional infrastructure to allow the use to continue.  

(iv) Whether the expansion of the nonconforming use constitutes a change of use, 
including the requirement of additional types of use permits that are necessary to 
accommodate the proposed expansion.  

(v) Whether the expansion increases residential density.  

(vi) Whether the expansion is contrary to the public interest.  

(b) Shall not be changed to or expanded to include another nonconforming use.  

(c) May be changed to a conforming use.  

(d) Whenever a nonconforming use has been discontinued for a period of one year, no 
nonconforming use may be reestablished on those premises.  

(1) A use shall be considered discontinued once the activities and commerce, essential 
to the continuation of the use, have ceased.  

(2) Proof of the discontinuation of a nonconforming use for the required time period 
creates a rebuttable presumption of intent to discontinue. The presumption does not 
apply when a nonconforming use is discontinued involuntarily by compulsion of 
government action.  

(3) Where a nonconforming use has been deemed or presumed to have been 
discontinued under the provisions of this Section, the owner of the property or 
operator of the use may rebut the presumption of discontinuance by establishing, by 
clear and convincing objective evidence, that the use has continued or existed 
beyond the date of presumed discontinuance. In all cases, the party attempting to 
rebut the presumption of discontinuance shall have the burden of establishing the 
continuation or existence of the use beyond that date of presumed discontinuance, 
as well as the burden of establishing the existence or continued operation of the use 
at any particular time.   
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(e) Shall be discontinued ten (10) years after reasonable notice from the Administrative 
Official to the owner of the parcel upon which the use exists that the use is 
nonconforming. The Governing Body may, upon application by the owner of the parcel 
upon which the nonconforming use exists and after a quasi-judicial hearing, modify the 
time for the amortization of the nonconforming use to allow the owner of the parcel upon 
which the nonconforming use exists to realize a return on his or her investment.  

(f) Shall be discontinued where the factual circumstances relating to the use of the premises 
shows an intentional and voluntary act to discontinue the nonconforming use on the 
premises.  

(g) Notwithstanding the foregoing, the termination of a nonconforming use does not require a 
decision by the property owner to discontinue the use. A nonconforming use may be lost 
through negligence or inadvertence. A use may also be lost if a person engages in civil or 
criminal misconduct that the property owner knows or should know could lead to 
involuntary closure and indeed does lead to closure.  

(h) Changes in ownership, tenancy, or management of a nonconforming use, building, or 
structure are permitted. 

 
This letter summarizes the applicable regulations, laws, and provisions in effect at this time, and should 
not be construed to grant any rights inconsistent with any regulations in effect at this time and does not 
purport to state what regulations may be in effect at some future date. If we can be of any further 
assistance, please let us know. 
 
Sincerely, 

 
Omar DePablo 
Planning and Zoning Administrator 
Administrative Official 
Planning and Zoning Division 
Development Services Department 
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Exhibit A

Date: Fri, Oct 22,2021 at 7:33 AM

SubJect: RE: 5025 Emerson Road, Brooksvitte, FL 34601

Cc: Ronatd Pianta < >, Tobey Phitlips

Good morning,

Ptease accept my apotogies for the late response. Based on the additionat research I did,
the previous information I provided is correct. There may have been additionat addresses
at one point 6nd there may have been more than the atlowed mobile homes on the
property as wett; however, that does not alter the fact that the attowable number of homes
on the property is 8 mobite homes and 1 owner mobite home. There are two impact fee

credits only. lt may be that the previous homes on the propertywere unpermined,
therefore, woutd not have paid the impact fees and woutd not be etigibte for a credit. Ol
course, if the owner of the property can provide documented proof that impact fees have

been paid, we witl be more than happy to review it and appty any credits at that time.

Shoutd you have anyfurther questions, ptease do not hesitate to contact our office.

Je,wSoclv

Zoning Tech

789 Providence Btvd.

Brooksvitle, FL 34601

Pn:. 352-754-4048 ext. 291 14

*TATTENTION: 86glnning January 19,2O21 our new hours of op€ration are Honday-
Friday, 7:30arn-2:0Opm until lurth6r notice**
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Board of County Commissioners
fleraasdo County

D*cbpmcal Dcpzttaeat

ILITLING ,I.DDR,ESS:

769 Ptotilace Boalaad
Btoo*tvllc, FL 1160, -2807

(352)?54-4050 Fax: (352)75+4416
Wsb Us os the Intenct: tovw.o.heaotdo.j-ut

Exhibit B

Novcmbcr 25,2008

I-ouisc Kcretca-Vance
5025 F.mcraon Road
Brookeville, l'l 346ol -5768

Rc: N1/2 of Nl/2 of SE li4 of NEli4 locrted ir Soctioo I l, Township 23, South Rrngc 19, Eaet,

L,ces rigbt-of-way for Strtc Rod 581. A.KA. Rl 1423-19400&005S0000, Key Number
0038r722.

Dcar Louisc,

The above describcd parccl is currently zoned Agricultural (AG). The Easterly thrce (3) acres are

cuncntlybring uscd as a mobile homc park known as Skyline Trailer Court. Tlrc orobile home par*
on the 3 acrcs is considcrod lcgally nooconforming and cannot bc expanded or chmgcd wittout the

of the snd Comnission. Also,

According to our rocords, the park coosist of eight (8) indcpcodort mobilc home lots and onc lot for
the owna of the p8rk. In order to remain in compliance, a meximunr of eight (E) mobile homcs pltts
one (1) for the owner ia ellowed on the parcel all other mobile homes must be removed.

Affer througbly reviewing all infornruion available, it has been determined that orrly two impect fcc
exaptiors nry bc rpliod to the prrccl of land. All rnobile homcs to be reglrcd must obtrin
pcnnib pnor to the hoac trciag pbcd on thc lot. The new mobilc homeo Burl mect thc currcnt
mininrrn siec rcguircmcat pcr thc ordioance along with dl othcr qplicabh regulations. At tbc time
of pcmritting rn imprct fcc witl be as*ssed to any mobile home not rceiving tbe two availrble
excoptioos.

This lcttcr doos not excludc the ned for approval from ary other rgeacy.

If ynu hevc rny qucstiom do mt lre*itetc to codact our ofEce at 352-7J4-4050.
Siaccrcly,

Rcbcscs Garrat
Hcro"udo County Zoning Tehnician II

diBeontiarpd for a pcnod of ore yc*r, no nonconforani*g usc may bc reeetallishcd on tbe preoises.
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Exhibit C

Frorn:
Scnt:
to:
Subicct:
Attechmentr:

Jane A Brown <JA8rown@co.hernando.fl.us>

Wednesday, March 15,2023 1:19 PM

Jason Morphet
FW: parcel 00381722 - 5025 Emerson
Emerson Mobile Home Park.pdf

;.ttri" il:l;+ ilt,rillr':r'r:lir'r.r "i;:

{ri./.,,r,

From : Jennifer Soch <JSoch@co. hernando, f l. us>

tcnt: Tuesday, March 14, 2023 10:13 AM

To: Jane A Erown <JA8rown@co.hernando.fl.us>; Aaron Pool <APool@co.hernendo.fl.us>; Frank McCabe

<frankcm @co, hernando.f l.us>

Cc: Dan Street <DStreet@co.hernando.fl.us>

Sublcct: RE: parcelm3E1722 - 5025 Emerson

Good morning,

Just wanted you to be aware of the legal non-conforming layout for this 'skyline Mobile Home Park'. There are only 8

lots for mobile homes and 1 allowed for the swner"

Thank you,

htu{tcr Sfih, CFkt I lor*rf llurrycr
ptDnilrnt ind lafi+fi* Divrsion ! Drwlopment Strvices DepBrtrfient

789 Providence Bfd., Broo{svillr, FL 3{&01
Pltsrt: 135:) 75tt.a$*8 e;t. 229115

trndl : issch3hqt4rdocountv. r.ts

Wrbdtr: httrxll
r./ronim
Offitt Hcurs: irtarday-friday. 7:lS AM - 4:ffi PM

From: Jane A Brown < ,", r, -; ' " , ir. ; )
Scnt: Tuesday, March 14. 2023 9:55 AM

To: Aaron Pool <." : . >; Frank McCabe <' I >; Jennifer Soch

i

Jason Morohct

(

)f

'*.irtt,

,
I

I
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FW: parcel 00381722 - 5025 Emerson

From :

To:
Cc:
subject:
Date:

"Kristie Eager" <kristieuanationsrcm. com>

"walter Gsowalegal . com" <walter Ssowalegal . com>
"Jason Morphet" <jasonGnationsrcm.com>
FW: parcef 0038f722 - 5025 Emerson
Tue,29 Apr 2025 08:36:10 -0400

Page I

Exhibit D

From: Jennifer S. Lombardi <JSLombardi@co.hernando.fl.us>

Sent: Friday, August 4, 20238:.44 AM
To: Kristie Eager <kristie@nationsrcm.com>
Subject: RE: parcel 00381722 - 5025 Emerson

Good morning,

I don't see anything on the survey that will indicate any issues with continuing this process.

Thank you,

Jennifer S. Lombardi, CFM I Zoning Manager
Planning and Zoning Division I Development Services Department

789 Providence Blvd., Brooksville, FL 34601
Phone: (352) 754-4048 ext. 29125
Email :,islombardi @ herna
Website: httos :l/www. hernandocounty. us/departments /deoartments -n-

z/zoning
Office Hours: Monday-Friday, 7:30 AM - 4:00 PM

From: Kristie Eager <kristie@nationsrcm.com>
Sent: Thursday, August 3,2023 3:01 PM

To: Jennifer S. Lombardi <JSLombardi@co.hernando.fl.us>

Subject: RE: parcel 00381722 - 5025 Emerson

Hi Jennifer,

We have the updated survey which delineates the 3 acres for the mobile home park. Please let us know if there are any issues as we'd like to prepare

the preliminary layout for the 8 + L for planning and zoning approval in order to move forward and begin the park upgrade and installation process.

Thank you,

Kristie Eager

Nations Roofing & Construction
Roofing # CCC 1332995
Contractor # CRC1330325

P: (813)485-4440
M: (351)229-5568

kristie @ nationsrcm .com

From: Jennifer Soch <JSoch@co.hernando.fl.us>

Sent: Tuesday, June 20, 2023 7:37 PM

To: Kristie Eager <kristie@nationsrcm.com>
Subject: RE: parcel 00381722 - 5025 Emerson

The surveyor could just delineate the 3-acre line with a hashed line or something similar. I would just include the divider line. No need for setbacks.

Thank you,

CAUTION: This email originated from outside the organization. Do not click links or open attachments unlessyou recognize the sender
and know the content is safe.
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FW: parcel 00381722 - 5025 Emerson

Jennifer Soch, CFM I Zoning Manager
Planning and Zoning Division I Development Services Department

789 Providence Blvd., Brooksville, FL 34601
Phone: (352) 754-4048 ext. 29126
Email : jsoch@hernandocouly
Website : https ://www. hernandocounty. us/deoartments /departments -n-
zlzoning
Office Hours: Monday-Friday, 7:30 AM - 4:00 PM

From: Kristie Eager <kristie@nationsrcm.com>
Sent: Tuesday, June 20, 2023 9:23 AM
To: Jennifer Soch <JSoch@co.hernando.fl.us>

Subject: RE: parcel 00381722 - 5025 Emerson

Hi Jennifer,

We are in the process of getting the survey updated for 5025 Emerson to show the 3 acre mobile home park. The surveyor is asking what verbiage he

should use when putting the lines on the survey to show the front 3 acre mobile home park an the back 5.9 acre ag use land. Should he also include

the setbacks or just the divider lines? I did leave you a voicemail this morning as well. Thanks in advance for your help.

Thank you,

Kristie Eager

Nations Roofing & Construction
Roofing # CCC 1332995
Contractor # CRC1330325

P: (813)485-4440
M: (36L)229-5s58
kristie@ nationsrcm.com

From: Kristie Eager

Sent: Monday, April 1-7, 2023 12:48 PM

To:'Jennifer Soch' <JSoch@co.hernando.fl. us>

Cc: Jason M orp het <jasan-@-nat]rans-re.rrl=e.om>

Subject: RE: parcel 0038L722 - 5025 Emerson

Hi Jennifer,

Thanks for the quick response. Does L0:00 a.m. on 4/25work OK for you?

Thank you,

Kristie Eager

Nations Roofing & Construction
Roofing # CCC 1332995
Contractor f CRC1330325

P: (813)485-4440
M: (351)229-s568
kristie @ nationsrcm .com

Page2

From : Je n nifer Soch <J5.af.h@ca.hsmande,llus>

Sent: Monday, April 77,2023 11:01 AM
To: Kristie Ea ger <kijlie-@ra[ie.0slc.00.-com>
Cc: Jason Morphet <lajen@lta$ellstgn cem>
Subject: RE: parcel 00387722 - 5025 Emerson

lam available Tuesday, April 25, 2023. Pick a time, lwill make myself available. 7:30-3:00

Thank you.

operaemail:/mail_305599/1 I 85758956.htm1 412912025 9:07:12 AM

t

7.

( oRl s

CAUTION: This email originatedfrom outside the organization Do not click links or open attachments unlessyou recognize the sender
and know the content is safe.
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FW: parcel 00381722 - 5025 Emerson Page 3

Jennifer Soch, CFM I Zoning Manager
Planning and Zoning Division I Development Services Department

789 Providence Blvd., Brooksville, FL 34501
Phone: (352) 754-4048 ext. 29125
Em ai I : jsor.h@bs.rnandocslrgrs
Website: httos ://www. hernandocounty. us/departments /departments -n-
zlzoning
Office Hours: Monday-Friday, 7:30 AM - 4:00 PM

oRt

From : Kristie Eage r <klislis.-@Ialtgn.src.m.sem>

Sent: Monday, April 17, 2023 10:57 AM
To : Je n nifer Soch <JSesh@ra.beoaod"a.llus>
Cc: Jason Morp het <jasg-n@t:alianffr.m-ram>
Subject: FW: parcel 0038t722 - 5025 Emerson

CAUTION: This email originatedfrom outside the organization Do not click links or open attachments unlessyou recognize the sender
and know the content is safe.

Good morning Jen,

I received your contact information from Kay Griffith who has been most helpful with providing information for the parcel listed above. The owner of
the property, Jason Morphet (in copy), would like to set up a meeting to discuss the property and go over several questions we have regarding the non-

conforming layout and placement of the mobile homes on the land. We are preparing 3 permits for submission and before we move forward, we'd like

to set up a meeting with zoning to discuss. Could you please provide a good day and time? Typically, Mondays and Tuesday work best-

Thanks in advance and we look forward to hearing from you

Thank you,

Kristie Eager

Nations Roofing & Construction
Roofing # CCC 1332995
Contractor # CRC1330325

P: (813)485-4440

M: (361)229-5568

kristie @ nationsrcm -com

From: KayMarie Griffith < KGriffith @ co. hernando.fl. us>

Sent: Thursday, April 13, 2023 1:02 PM

To: Kristie Eager <kristie@nationsrcm.com>
Subject: RE: parcel 00381722 - 5025 Emerson

Hi Kristie,

To meet with a permit tech, no appointment is required as it's first come, first served basis. I will say the hours between 11 am - 1 pm are the busiest

for Zoning.

lf you are looking to speak to the zoning manager specifically, I recommend an email to Jen to set up an appointment with her. Her email address is

JSoch@co.hernando.fl.us .

Have a great day!

Kay Griffith
Planning/Zoning Tech I Planning Division
Hernando County Planning Division
1653 Blaise Dr, Brooksville, FL 34601
Phone; (352)754-4057
Email: koriffith @hernandocountv, us

Website : https ://www. hernandocou nty, us/depa rtments /
departments-n-z/olannino

operaemail :imail_305599/l I 85758956.htm I 412912025 9:07:12 AM

.L
i.'

o

( s

-{

OR\

69



FW: parcel 00381722 - 5025 Emerson Page 4

From: Kristie Eager <kristie@nationsrcm.com>
Sent: Thursday, April 13, 2023 LL:2t AM
To: KayMarie Griffith <KGriffith @co.hernando.fl.us>
Subject: RE: parcel 00381722 - 5025 Emerson

CAUTION: This email originatedfrom outside the organization Do not click links or open attachments unlessyou recognize the sender
and know the content is safe.

Hi KayMarie,

Thanks for getting back to us so quickly. How do we go about setting up a time to meet with someone in Zoning to discuss the property? The owner
has several questions and it might be best to be able to come in and meet with someone in person.

Thank you,

Kristie Eager

Nations Roofing & Construction
Roofing # CCC 1332995
Contractor # CRC1330325

P: (8L3)485-4440

M: (361)229-ss68
kristie @ nationsrcm .com

From: KayMarie Griffith <KGriffith @co.hernando.fl.us>
Sent: Thursday, April 5, 2023 3:05 PM

To: Kristie Eager <kristie@nationsrcm.com>
Subjea: RE: parcel 00381722 - 5025 Emerson

Hi Kristie,

The attachment labeled Emerson Mobile Home Park is the correct layout. Each permit submittal would have to have an individual site plan/drawing of
the individual lot to receive the home with complete lot dimensions, structure dimensions and setbacks to the front, sides and rear of the property. lf
the street is named, the street name would also need to be included or at least an indication of the front end of the property.

Regarding the office trailer, you have one of three options. There can be an office trailer, or there can be a owner house trailer, or there can be an

office/house trailer combo, but per zoning manager Jen Soch (JSoch@ hernandocounty.us ), any of the three options would need to be placed on the
owner lot. Unfortunately there is not an option to have a small office trailer separate from the dwelling on the same lot.

Please reach out if you have further questions regarding the zoning requirements

Have a great day!

OR\

Kay Griffith
Planning/Zoning Tech I Planning Division
Hernando County Planning Division
1653 Blaise Dr, Brooksville, FL 34601
Phone: t352) 754-4057
Email: kgriffith @hernandocounty.us
Website : https ://www. hernandocou nty, us/depa rtments/
depaft ments-n-z/olanninq

From: Kristie Eager <kristie@nationsrcm.com>
Sent: Thursday, April 6, 2023 9:44 AM
To: KayMarie Griffith <KGrifflth @ co. hernando.fl.us>
Sub.iect: FW: parcel 00381722 - 5025 Emerson

CAUTION: This email orioinatedfrom outside the oroanizatior. Do not click links or ooen attachments unless vou recoonize the sender

operaemail:/mail_305599/ I I 8575 8956.htm I 412912025 9:07:12 AM
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FW: parcel 00381722 - 5025 Emerson Page 5

Good morning,

Thanks for speaking with me earlier this morning regarding Key #00381722. We have 2 different maps which show layouts for the property Mr.
Morphet in October, 2022. fhe mobile home park is only allowed to have 8 lots for mobile homes and 1 lot for the owner, so we think the attachment
labeled "Emerson Mobile Home Park" is the correct legal non-conforming layout. We are getting ready to submit permits to place 3 mobile homes on
the property and want to ensure we have the official approved layout so that we can order the new survey for the property and the lots needed for the
permit applications.

Finally, what would be required to add a small office trailer at the corner of the property where the storage unit currently stands?

Thank you,

Kristie Eager

Nations Roofing & Construction
Roofing # CCC 1332995
Contractor # CRC1330325

P: (813)485-4440

M:(361)229-ss68
kristie @ nationsrcm .com

From : Jason Morp het <jasg-n@JlaIg-ngem-eem>

Sent: Thursday, April 6, 20239:24 AM
To: Kristie Eager <kristie@nationsrcm.com>
Subject: Fwd: parcel 00387722 - 5025 Emerson

Jason Morphet
Nations Roofing & Construction
Roofing # CCC1332995

Contractor # CRC1330325
P: (813) 483-4440

M: (813)7oL-6722
lason @NationsRCM .com

"Successful Projects Don't Just Happen, They are Managed."

Sent from my iPhone, please excuse typos

Begin forwarded message

From: Jane A Brown <]ABrown@co.hernando-fl.us>
Date: March L5,2023 at L:19:38 PM EDT

To : Jason M orphet <,i359lt-@aliOp5tg1lLr.O.m>

Subjea: FW: parcel OO38L722 - 5025 Emerson

Jane Brown I Building lnvestigator
Building Division I Contractor Licensing Department
789 Providence Blvd., Brooksville, FL 34601
Phone: (352) 754-4050 ext.29O27
Email: jabrown @ hernando
Website : Home Page [hernandobuildingdivision.com]**Please note: Real time permit status is available by clicking the link above and entering your application number in the
search bar
Office Hours: Monday-Friday,7:30 AM - 4:00 PM

operaemail :/mail_305599/1 I 85758956.htm1 412912025 9:07 12 AM71



FW: parcel 00381722 - 5025 Emerson

LobbyCloses at 3:30 PM daily

From: Jennifer Soch <JSoch@co.hernando.fl.us>

Sent: Tuesday, March 14, 2023 10:13 AM
To: Jane A Brown <JABrown@co.hernando.fl.us>; Aaron Pool <APool@co.hernando.fl.us>; Frank McCabe <frankcm@co.hernando.fl.us>
Cc: Dan Street <DStreet@ co.hernando.fl. us>

Subiect: RE: parcel 00381722 - 5025 Emerson

Good morning,

Just wanted you to be aware of the legal non-conforming layout for this 'Skyline Mobile Home Park'. There are only 8 lots for mobile
homes and 1 allowed for the owner.

Thank you,

Jennifer Soch, CFM I Zoning Manager
Planning and Zoning Division I Development Services Department

789 Providence Blvd., Brooksville, FL 34501
Phone: (352) 754-4048 ext.229!26
Email : jsoch@herna-ndocsunly
Website: https://www.hernandocounty- us/deoartments /departments -n-
z/zonins
Office Hours: Monday-Friday, 7:30 AM - 4:00 PM

ont

From : Jane A Brown <JABrown @ co. hernando.fl.us>
Sent: Tuesday, March 14, 2023 9:56 AM
To:AaronPool<APoolroco.hernando.fl.us>;FrankMcCabe<@>;JenniferSoch<jSoch@co.hernando-fl.us>
Cc:DanStreet<@>
Subject: RE: parcel 00387722 - 5025 Emerson

Property owner Jason called this morning. His intent is to keep the property as a trailer park and intends on replacing mobile homes on lots

7,8,10 and eventually replace lot 9. He will keep the property clean and he does get burn permits when necessary.

<image001.jpg>
Jane Brown I Building lnvestigator
Building Division I Contractor Licensing Department
789 Providence Blvd., Brooksville, FL 34601
Phone: (352) 754-4050 ext.29027
Email: iabrown @ hernando
Website : Home Page (hernandohuildingdivision .com J**Please note: Real time permit status is available by clicking the link
above and entering yourapplication number in the search bar
Office Hours: Monday-Friday, 7:30 AM - 4:00 PM
Lobby Closes at 3:30 PM daity

Page 6
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RESOLUTION NO. 2025 -   

WHEREAS, Hernando County has adopted zoning regulations pursuant to Section 125.01(1) and 
Chapter 163, Florida Statutes, which authorize the County to regulate the use of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and 

WHEREAS, the Hernando County Board of County Commissioners (BOCC) conducted a duly 
advertised public hearing to consider the appeal of an administrative variance on the specified parcels in 
Hernando County, Florida, as more fully described below; 

NOW THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS 
OF HERNANDO COUNTY, FLORIDA, AS FOLLOWS: 

PROPERTY 
OWNER: Jason E. Morphet & Ayleen N. Gallahue  

 

APPELLANT: Jason E. Morphet & Ayleen N. Gallahue (property Owners)  
 

FILE 
NUMBER: 1506295 

REFERENCE: Appeal of an Administrative Official Determination to remove non-
conforming status on six (6) of the preexisting nine (9) mobile home units in 
connection with the subject parcel located on an AG (Agricultural) Parcel 

GENERAL 
LOCATION: East side of Emerson Road, approximately 1,600', north of Powell Road 

PARCEL KEY 
NUMBER: 381722 

REQUEST: Appeal of an Administrative Official Determination to remove non-conforming 
status on six (6) of the preexisting nine (9) mobile home units in connection with 
the subject parcel located on an AG (Agricultural) parcel, as enumerated in the 
BOCC Action, which is incorporated herein by reference and made a part hereof. 
The representations contained in the appeal application are incorporated herein by 
reference and made a part hereof and are relied upon by the County to be true and 
correct. For purposes herein, it is presumed that all notice and advertising 
requirements have been satisfied. 

FINDINGS 
OF FACT: 

ALL of the facts and conditions set forth in the County’s staff memoranda and 
presented to the BOCC by the appellant and staff in connection with the public 
hearing in this matter are incorporated herein by reference and made a material 
part of this Resolution as integral to the BOCC’s Action. The BOCC finds the 
record supporting APPROVAL of the appeal of the Administrative Official 
Determination to be credible and to constitute competent substantial objective 
evidence. In further support thereof, the BOCC makes the following specific 
findings of fact: 

1. That the nonconforming use was not discontinued for a period exceeding 
one year.  
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CONCLUSIONS 
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

Florida Statutes. Accordingly, after public hearing and testimony, being fully 
advised in the record, and based upon competent substantial objective evidence, 
the BOCC makes the following specific conclusions of law: 

1. Because the nonconforming use was not discontinued for a period
exceeding one year, the Administrative Official’s determination
should be quashed.

ACTION: After due public notice and based upon the entire record in this matter, including 
the findings of fact and conclusions of law above, the BOCC hereby APPROVES 
the applicant’s appeal of the Administrative Official’s determination and quashes 
the said determination. 

ADOPTED IN REGULAR SESSION THE  DAY OF  2025. 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

Attest: 
Douglas A. Chorvat, Jr. 
Clerk of Circuit Court & Comptroller 

By: 
Brian Hawkins 
Chairman 

(SEAL) 

F:\1 COUNTY ATTORNEY'S OFFICE\MAT\P&Z\24-530-1\LR 24-530\1486866 Administrative Appeal Res APPROVAL clean.docx 

APPROVED AS TO FORM AND
LEGAL SUFFICIENCY:

By: ________________________
      County Attorney's Office
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Your Weekly Local Newspaper. 

THE HERNANDO SUN; Published Weekly 

Brooksville Hernando County FLORIDA 

PUBLISHER'S AFFIDAVIT OF PUBLICATION 

STATE OF FLORIDA 

COUNTY OF HERNANDO : 

Before the undersigned authority, Julie B. Maglio, personally appeared, who on 
oath , says that she is Editor of the Hernando Sun, a weekly newspaper 

published at Brooksville in Hernando County, Florida, that the attached copy of 

the advertisement, being a 

CLK25-091 NOTICE OF PUBLIC HEARING ON APPEAL OF ADMINISTRATIVE 
OFFICIAL'S DECISION 

in the matter of 

BOCC public hearing on Tuesday, August 5, 2025, at 9:00 a.m. 

was published in said newspaper by print in the issue(s) of: 

July 25 , 2025 

and / or by publication on the newspaper's publicly available website, if 
authorized, on July 25 , 2025 

Affiant further says that the newspaper complies with all 

legal requirements for publication in chapter 50, Florida 

Statutes. 

~ 
(Signature of Affiant) 

Sworn to and subscribed before me 

This 28th day of July, 2025. 

LISA M. MACNEIL 
Commissi:>n #'HH 254975 

Expires April ! 9, ~026 

(Print, Type, or Stamzissioned Name of Notary Public) 

Personally known or 

produced identification ___ _ 

Type of identification produced __________ _ 

CLK25-091 

NOTICE OF PUBLIC HEARING 
ON APPEAL OF 

ADMINISTRATIVE 
OFFICIAL'S DECISION 

NOTICE IS HEREBY GIVEN 
that the Board of County Com­
missioners of Hernando County 
Florida, will hold a public hearing 
on Tuesday, August 5, 2025, at 
9:00 a.m. or soon thereafter, in 
the Hernando County Govern­
ment Center, County Commission 
Chambers, 20 N. Main St., Rm 
160, Brooksville, Florida, to con­
sider the following: 

Appeal Application #1506295, 
an appeal of the Administrative 
Official's Removal of Noncon­

forming Use Zoning, submitted 
by Jason Morphet and Ayleen 
Gallahue pertaining to Parcel 
Key #381722, with legal de­

scription of N ½ of N 1/, of SE ¼ 
of NE ¼ ORB 390 PG 62. 

Interested parties may appear 
at the meeting and be heard on 
these matters. You are further 
advised that if a person decides 
to appeal any quasi-judicial deci­
sion made by the Board, Agency 
or Commission with respect to 
any matter considered at such 
hearing or meeting, he or she will 
need a record of the proceeding, 
and that, for such purpose, he or 
she may need to ensure that a 
verbatim record of the proceeding 
is made, which record includes 
the testimony and evidence upon 
which the appeal is to be based. 

Public participation is solic­
ited without regard to race, 
color, national origin, age, sex, 
religion, disability, or family 
status. In accordance with the 
Americans with Disabilities 
Act, persons with disabilities 
needing special accommo­
dations to participate in this 
proceeding should contact 
Rebecca Hines, Procurement 
Department, 15470 Fllght Path 
Dr, Brooksville, Florida 34604, 
Telephone 352-754-4020. If 
hearing Impaired, please call 
711 for assistance. 

BOARD OF COUNTY 
COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 
/s/ (SEAL) 
Douglas A. Charvat, Jr. 
Clerk of the Circuit Court & 
Comptroller 

By: Heidi Prouse 
Deputy Clerk 

Published: July 25, 2025 
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Meeting: 08/05/2025
Department: Planning

Prepared By: Danielle Nigro
Initiator: Omar DePablo

DOC ID: 16109
Legal Request Number: 

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Special Exception Use Permit for Place of Public Assembly, Namely a Community Center, 
Submitted by Unitarian Universalist Church in the Pines (SE2414)

TITLE

BRIEF OVERVIEW
Request:
Special Exception use Permit for a Place of Public Assembly namely a Community Center

General Location:
West Side of Keye Drive, approximately 450’ from Toucan Trail

P&Z Action:
On May 12, 2025, the Planning and Zoning Commission voted 5-0 to deny the petitioner’s 
request for a Special Exception Use Permit due to the lack of compatibility with the 
surrounding community.

BOCC Action: 
On June 10, 2025, there was Board consensus to hear this item in accordance with Appendix 
A, Article V, Section 8 of the Land Development Regulations and scheduled the public hearing 
for August 5, 2025. 

FINANCIAL IMPACT
A matter of policy with no financial impact.

LEGAL NOTE
The Planning and Zoning Commission has jurisdiction over the subject application; the 
Commission has the ability to approve special exceptions with appropriate conditions and 
safeguards or deny special exceptions not in harmony with the Land Development 
Regulations. The Applicable Criteria for a special exception are contained in Appendix A, 
(Zoning Code) Article V, Section 8.  The special exception must be consistent with the 
Comprehensive Plan.  

RECOMMENDATION
It is recommended that the Board review the petitioner’s request for a special exception use 
permit for a place of public assembly, namely a community center, with performance 
conditions and decide whether to uphold or overturn the planning and zoning denial . 

Omar DePablo Escalated 06/30/2025   5:17 PM
KayMarie Griffith Approved 07/07/2025   6:36 PM
Michelle Miller Approved 07/08/2025   8:13 AM
Albert Bertram Approved 07/08/2025   8:42 AM

REVIEW PROCESS

Page 1
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Agenda Item (ID # 16109) Meeting of August 5, 2025

Pamela Hare Approved 07/09/2025   2:22 PM
Victoria Anderson Approved 07/09/2025   2:27 PM
Heidi Prouse Approved 07/10/2025  12:47 PM
Toni Brady Approved 07/14/2025   9:37 AM
Jeffrey Rogers Approved 07/15/2025  10:12 PM
Colleen Conko Approved 07/16/2025  11:45 AM

Page 2
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HERNANDO COU}_TY CO\DITIO\AL USE PER}IIT
ON SPECIAL EXCEPTIOI{ USE PERNIIT PETITIO){

DO Application request Ic hc, t: tnLrI

fI Conditional Use Permit
E Special Erception Use Permit

PRI\T OR T\ PE ALL I\FOR\I.{TIO\

a.
-i

o R to

Darc:91912024

Filc r,, OQI 2-5 Otlicial Datc Stanrp.

r
#

Received

DEc t\'2P?4

Plannrng Depanmenl

SEYeq-c?ry, 
rtorido

Unitarian Universalist Church in the Pines-{PPLIC.{\T \A\IE
Address: P.O. Box 1062
City Brooksville State Zip :34605-1062
Phone EmaiI
Property o$ ner's namei ttl tk,t rlt it1tpltt ,,,,r, Robert Keim

REPRESE\TATIYE/CO\TACT \A}I E Unitarian Universalist Church in the Pines

Corrrpany \anre Outsideln Architecture. LLC
Address: 1345 Virqinia Lee CIR

HO\IE O\\'\ERS ASSOCIATIO\ : E Yes f,\o rl crpptitahle prot'tle ntnet

Contact \ame:
Address: Cin State:_ Zip:

PROPERT\ I\FOR}IATIO\:
PARCEL( S) KE\' \U\IBER( S ) 185622
SECTIO\ R16 TO\\ \SHIP 223 RA\CE 17

Current zon in-g classi t'ication R1A
Desired use: Place of Public Assemblv

l.
2.

-r-

+.

5.

6.

7.

8

9.

Size of area covered b> app lication: 39.745.00 sq ft
Highrra1 and street boundaries: Keve Drive

Has a public hearing been held on this propeft) uithin the pasl t\\'elve nronths?

\\ ill experr rvitness(es) be utilized during the public hearin*es?

\\'ill additional time be required during the public hearing(s) and horr mLrch?

tr \'es E \o
tr \'es @ lo tlf :es. identif on an attached list.)

tr \'es d \o (Tinre needed

PROPERT\ O\\'\ER AFFIDIvAT

t. Robert Keim have thoroughll exarrined the instructions fbr tiling this
applicationandstateandatfirrlthatall inforntationsubnrittedrvithinthispetitionaretrueandcorrecttothebestofrnl knouledgeand
betief and are a rnatter of public record. and that (check one):

l- I arn the ouner of the propen) and am rnaking this application OR

Z I anr the ounerof the propert) and ant authorizing tLtp1l:L'tttt/ Outsideln Architecture, LLC

anld t rc prc sc ntut n e. iJ' appl ic a hle t : Azdell
to submit an application for the described propenl

Stgrrtru,i, ol' Propern. (.

ST.ITE OF FLORID.l
C O L',\ T'' O F H E R.\"1,\' DO
Th r nst t.*as acknorv ledged betbre nre this Scp.krr\W( :o Lt u.

W tl.WdYe

as identification

\tstut't Seul Stump

. Pagc I ofl

5i-s,lltu.. of Notary iiublic

Effective Date: I l, 8 16 Lasr Revision: I I 8 16

C[- P - SPEX Applicetron [;orrn*l ] -Uti- l6 Docr

,,lffi, 'AhANTHA 

WOI{8LE
Notary h,blk - State of tlorida

Cqrmilrlon # HH 2t5633
l{[ Coom. Erptres Aq 77,2026

Bonded thrarjh Nati$al Notary A$n,

rrho i

Y

Citi: Brooksville State: Fl Zip:34602
Phone: 813 400 2399 Enrail: info@oi-arch.com

t
li

78



UUCiP Neighborhood Community Center

11.18.2024

The Unitarian Universalist Church in the Pines requests approval for a Special Exception
Use Permit to develop a Place of Public Assembly within the Residential Zoning District.

The sile is currently vacant, and is currently being used for outdoor cook-outs. The
proposed development will include constructing a 3,475 GSF one-story neighborhood
community center, with the potential for a 1700 GSF addition on the west side of the site in

the future as generally depicted on the site plan.

The hours of operalion are expected to be seven days a week for a small staff plus visitors.
Meetings of congregational members using available parking only are expected lwo to three
times a week including Sunday. Outdoor events such as cook-outs are possible and would
be similar to what has been occurring on the undeveloped parcel over the past two years.

Signage is possible but, shall be applied for under permit. Special events or displays would
follow county ordinance requirements as applicable however, no specific event has been
envisioned for this property due to the size of the church, services offered and available
parking area.

A refuse container location has been sited on the plan for future use if needed however, the
church intends to use the smaller residential style blue roll-out containers due to the minimal
refuse production expected.

The parking area will be pervious, constructed of rock with a limestone base or crushed
concrete with accessible parking and accessible path constructed of concrete. The
proposal includes 24 parking spaces, meeting the required parking capacity for the proposed

use and building size.
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STAFF REPORT 
  
 
HEARINGS: Planning & Zoning Commission: May 12, 2025 
 
APPLICANT: Unitarian Universalist Church in the Pines   
 
FILE NUMBER:  SE-24-14 
 
PURPOSE: Special Exception Use Permit for a Place of Public Assembly, 

namely a community center  
 
GENERAL 
LOCATION: West Side of Keye Drive, approximately 450’ from Toucan Trail 
 
PARCEL KEY 
NUMBER: 185622 
  
 
APPLICANT’S REQUEST:  
 
The petitioner is requesting a Special Exception Use Permit to establish a place of Public 
Assembly, namely a community center. The proposal involves the construction of a one-story, 
3,475-square-foot neighborhood community center. The center will operate seven days a week 
with 1-3 staff members, from 9:00 AM to 5:00 PM. Congregational meetings will occur up to 1-3 
times per week, including Sunday services, with attendance ranging from small groups of 4-8 
people to larger groups of up to 80 people on Sundays. On Sundays and during special events 
like Christmas, operating hours may extend until 9:00 PM or 10:00 PM. Parking requirements are 
based on seating capacity, with a maximum of 80 seats, which necessitates 24 regular parking 
spaces plus one handicap-accessible space. 
 

 
SITE CHARACTERISTICS: 
 

Site Size:         0.90 acres  
 
Surrounding Zoning; 
Land Uses:   North: R-1A (Residential): Developed   

South: R-1A (Residential): Developed 
East: R-1A (Residential): Right of Way/Single Family: 
Developed 
West: R-1A (Residential): Developed 

 
Current Zoning:  R-1A (Residential) 
 
Future Land Use  
Map Designation:  Residential  
 
Flood Zone:   X 
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UTILITIES REVIEW: 
 
The Hernando County Utilities Department (HCUD) does not currently supply water or sewer 
service to this parcel. Water and sewer are not available to this parcel. HCUD has no objection to 
the requested Special Exception use permit to construct a 3,475 square foot one story building 
for a place of public assembly, subject to Health Department approval of an appropriate onsite 
sewage treatment and disposal system for this parcel. Parcel Key # 185622 

 
ENGINEERING REVIEW: 
  
This project is located within the Oman Quarry watershed, with a Base Flood Elevation (BFE) of 
28.5’ NAVD 88. The lot itself sits at an elevation of approximately 34’. The driveway connections, 
parking spaces, and overall parking lot layout must adhere to the Hernando County Facility 
Design Guideline Standards. 
 
LAND USE REVIEW: 
 
The subject property is located in the Weeki Wachee Acres Subdivision and was designated R1A/ 
Residential Single Family and Mobile Homes. The surrounding properties have been developed 
as Single Family/ Mobile home.  
 
In accordance with County LDRs, if a developer fails to obtain a building permit for the vertical 
construction of the principal or primary building within a period of not more than two (2) years 
from the approval date or the special exception use is not established during this period, then 
the special exception use permit shall be null and void. 
 
 

SETBACKS 
Minimum Building Setbacks: 

North (Side):  10' 
South (Side):  10' 
East (front):  25' 
West (Rear):  20' 

 
   

PARKING 
The minimum land development regulations (LDRs) would require 0.3 parking spaces per 
seat based on maximum occupancy. The LDRs indicate that places of public assembly may 
have up to fifty percent of the required parking spaces (including aisles) surfaced with grass, 
lawn or other materials as designated in the County parking lot standards; however, if parking 
demand is such that said grass, lawn or other material is caused to be damaged or destroyed 
to the extent that said grass or lawn ceases to grow, or the other material otherwise causes a 
nuisance to the neighborhood, then paving may be required by the Zoning Administrator 
 
Comments:  Parking requirements are calculated for a place of public assembly at a rate 

of 0.3 spaces per seat. With a maximum seating capacity of 80, this will 
require 24 parking spaces.  The master plan indicates seventeen (17) paved 
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parking spaces including one (1) ADA space as well as seven (7) grass 
parking spaces. 

 
LIGHTING 
The petitioner has not indicated any provisions for lighting of the subject property. If approved, 
the petitioner must provide full cutoff fixtures to retain all light on-site and prevent any light spillage 
onto neighboring residential uses. 
 
 
COMPREHENSIVE PLAN REVIEW: 

The subject property is located within the Residential Future Land Use classification on the 
adopted Future Land Use map. The Hernando County 2040 Comprehensive Growth Strategy 
Plan provides the principles for guiding land development activities in the County and 
describes the related programs and strategies that provide the overall guidance for 
implementing the Plan.   

    Residential Category of the adopted Comprehensive Plan states: 

Objective 1.04B The Residential Category allows primarily single family, duplex, 
resort and multi-family housing and associated ancillary uses such 
as recreational and institutional.  Office and certain commercial 
uses may be allowed subject to the locational criteria and 
performance standards of this Plan.  Residential density shall not 
exceed 22 dwelling units per gross acre. 

Strategy 1.04B(1)   Commercial and institutional uses within the Residential Category 
are generally associated with medium and high-density residential 
development and may include neighborhood commercial, office 
professional, recreational, schools, and hospitals. Minor public 
facilities that do not unduly disturb the peaceful enjoyment of 
residential use may also be allowed. 

Comments: A place of public assembly namely a community center is permitted 
in all zoning districts as a special exception use.  

 
 
FINDINGS OF FACT:  
 

The request for a Special Exception Use Permit for a Place of Public Assembly, namely a 
Community Center, is appropriate based on the following conclusions: 

1. The subject location is in a medium density residential neighborhood  

2. The proposed request is consistent with the County’s adopted Comprehensive Plan 
and is compatible with the surrounding land uses subject to compliance with all 
performance conditions. 

3. The proposed project shall require a commercial review. 
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NOTICE OF APPLICANT RESPONSIBILITY: 
 

The special exception process is a land use determination and does not constitute a permit 
for either construction on, or use of, the property, or a Certificate of Concurrency.  Prior 
to use of, or construction on, the property, the petitioner must receive approval from the 
appropriate County department(s) for the proposed use. 

 
The granting of this land use determination does not protect the owner from civil liability 
for recorded deed restrictions which may exceed any county land use ordinances.  
Homeowners’ associations or architectural review committees require submission of plans 
for review and approval.  The applicant for this land use request should contact the local 
association or the Public Records for all restrictions applicable to this property. 

 
STAFF RECOMMENDATIONS: 

It is recommended that the Planning and Zoning Commission approve the petitioner’s 
request for a Special Exception Use Permit for a Place of Public Assembly namely a 
Community Center, with the following performance conditions: 
 
1. The petitioner shall obtain all permits from Hernando County and other applicable 

regulatory agencies and meet all applicable land development regulations, for 
either construction or use of the property, and complete all applicable development 
review processes. 
 

2. The proposed project shall require a commercial review. 
 

3. Minimum Building Setbacks: 
North (Side):  10' 
South (Side):  10' 
East (front):  25' 
West (Rear):  20' 

 
4. The driveway connections, parking spaces, and overall parking lot layout shall 

adhere to the Hernando County Facility Design Guideline Standards. 
 

5. The petitioner shall provide full cutoff fixtures, in order to retain all light on-site and 
prevent any light spillage onto neighboring residential uses. 

 
6. Parking requirements are calculated for a place of public assembly at a rate of 0.3 

spaces per seat. With a maximum seating capacity of 80, this will require 24 
parking spaces. 

 
7. The site shall be developed in accordance with the site plan as provided by the 

applicant and attached to this application.  
 
8. If the petitioner fails to obtain a building permit for the vertical construction of 

the principal or primary building within a period of not more than two (2) years 
from the approval date or the special exception use is not established during this 
period, then the special exception use permit shall be null and void. 
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P&Z ACTION: 
 
On May 12, 2025, the Planning and Zoning Commission voted 5-0 to deny the petitioner’s 
request for a Special Exception Use Permit due to the lack of compatibility with the surrounding 
community.  
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From: Planning Resource Object
To: Danielle Nigro
Subject: FW: Keye Drive
Date: Monday, May 12, 2025 7:33:40 AM

-----Original Message-----
From: lisa marshall <lisamm87@yahoo.com>
Sent: Saturday, May 10, 2025 2:15 PM
To: Planning Resource Object <Planning@co.hernando.fl.us>
Subject: Keye Drive

CAUTION: This email originated from outside the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

To whom it may concern,
We are a property owner at 3268 Keye Drive Spring Hill.
I am writing in reguardless to the proposal to have a change of zoning. The property is parcel key number 185622.
That property currently is vacant lot and we have never seen any gatherings of any kind which it said they had
BBQ’s and such. Building a community center in a residential zoned area would bring a lot of added traffic. Our
property we use seasonal so there are months at a time where no one is there, I fear that the added traffic of people
coming onto the street (which has a very low vehicle count per day) would expose our property to possible
trespassing and such. Our street is a very quiet street and that would greatly change that if a center was opened. We
would greatly appreciate if you would keep it residential.

Sincerely
Frederick & Lisa Marshall
207-431-4334
Sent from my iPhone
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Planning Resource Object
To: Danielle Nigro; Michelle Miller
Subject: FW: UU Church in the Pines community center SE-24-12
Date: Monday, May 12, 2025 7:33:20 AM

 
 
From: laurie ritchie <laurier@mail.com> 
Sent: Sunday, May 11, 2025 8:57 AM
To: Planning Resource Object <Planning@co.hernando.fl.us>
Subject: UU Church in the Pines community center SE-24-12

 

 

Dear Sir/Madam,                                                                                                              5/10/25

Re: Unitarian Universalist Church in the Pines community center SE-24-12

I am writing this letter to express my concerns regarding the proposed community center in
our neighborhood. While I understand the intent behind this project, I believe it is important
to carefully consider its impact on our local residents.

 

Our community has long valued its quiet, safe, and stable residential atmosphere. The
introduction of a facility such as the proposed center could lead to increased traffic, noise, and
strain on local resources- issues that deserve thoughtful examination. While we fully support
efforts to improve public service, it is crucial that such projects be developed in locations
where they will serve the most benefit without negatively affecting established communities.

 

Additionally, the permit petition letter stated the site is “currently vacant, and is currently
being used for outdoor cook-outs”. However, in my 2.5 years as a resident, I have never
observed any such activity on this property, aside from routine lawn maintenance. This
discrepancy raises concerns about transparency in the approval process. If misleading
statements are being made now, it is reasonable to question what other misrepresentations
may be involved in future plans for this community center.

I acknowledge the challenges posed homelessness in Hernando County, but I am deeply
concerned about the possibility of a homeless shelter or comfort center being established on
my street. Such a development may contribute to increased crime rates and declining
property values- issues that would directly impact residents.
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I appreciate your time and consideration on this matter. I look forward to discussing this
matter further and hope our voices will be heard as decisions are made.

 

Sincerely,

Laurie (Ritchie) and Tim Weise 3267 Keye drive, Spring Hill
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DEPARTMENT OF PLANNING AND ZONING
PTANNING DIVISION

|.t

F
I653 SLAISE DRIVE

P 352.754.4057
BROOKSVILLE, FLORIDA

F 352.754.4420 W

34501

www.HernandoCounty,usI o

May 16,2025, Sent via e-mail: info@oi-arch.com

Outsideln Architecture, LLC
1345 Virginia Lee Cir Brooksville, FL 34602

RE: Unitarian Universalist Church in the Pines; File Number SE-24-14

Dear Applicant and/or Representative:
This letter is to officially noti$ you that on May 12,2025, the Hernando County Planning andZoning
Commission voted 5-0 at a duly advertised public hearing to deny your request for a Special Exception Use
Permit for a Place of Public Assembly, namely a community center.

According to the Hernando County Code of Ordinances, the Board of County Commissioners, by a majority
vote, may decide to review any special exception use permit decision rendered by the Planning andZoning
Commission (P&Z). If at least a majority (three (3) members) of the governing body does not vote to
review theP&Z decision withinthirry (30) days of the P&Z decision,theP&Z decision shall be deemed
final and subject only to review by the circuit court.

If the Board of County Commissioners votes to review the Planning andZoningCommission decision, the
initial hearing must be at a public hearing held within sixty (60) days of the P&Z decision. Any further
development action taken by you during this appeal period will be entirely at your own risk.

According to the Hernando County Code of Ordinances, the petitioner is responsible for removal of the
sign(s) within l0 days after the final hearing date. Failure to timely remove any such sign(s) is prohibited.

Should you have any questions, please feel free to contact this office.

Omar Director
Hernando County Planning Department
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THE HERNANDO SUN; Published Weekly 

Brooksville Hernando County FLORIDA 

PUBLISHER'S AFFIDAVIT OF PUBLICATION 

STATE OF FLORIDA 

COUNTY OF HERNANDO : 

Before the undersigned authority, Julie B. Maglio, personally appeared, who on 

oath, says that she is Editor of the Hernando Sun, a weekly newspaper 

published at Brooksville in Hernando County, Florida , that the attached copy of 

the advertisement, being a 

CLK25-088 NOTICE OF PUBLIC HEARING 

in the matter of 

BOCC Public Hearing on August 05 , 2025 

was published in said newspaper by print in the issue(s) of: 

July 25 , 2025 

and/or by publication on the newspaper's publicly available website , if 

authorized, on July 25 , 2025 

Affiant further says that the newspaper complies with all 

legal requirements for publication in chapter 50, Florida 

Statutes. 

(Signature of Affiant) 

Sworn to and subscribed before me 

This 28th day of July, 2025. 

LISA M. MACNEIL 
Commissi)n #liH 254975 

Expires April !9, ~026 

(Print, Type, or Stamz:issioned Name of Notary Public) 

Personally known or 

produced identification ___ _ 

Type of identification produced __________ _ 

CLK25--088 

NOTICE OF PUBLIC HEARING 
HERNANDO COUNTY, 

FLORIDA 
BOARD OF COUNTY COM-

MISSIONERS 

The Board of County Commis­
sioners of Hernando County, 
Florida, will hold a Public 
Hearing in the John law Ayers 
County Commission Chambers, 
Hernando County Government 
Center, 20 North Main Street, 
Room 160, Brooksville, Florida, 
on August 05, 2025. The meet­
Ing starts at 9:00 a.m., and the 
case will be heard thereafter 
in the order established when 
the Board agenda Is pub­
lished. 

APPLICANT: Unitarian Uni­
versalist Church in the Pines 

FILE NUMBER: SE-24-14 

REQUEST: Special Exception 
Use Permit for a Public Place of 
Assembly namely a community 
center 

GENERAL LOCATION: West 
Side of Keye Drive, approxi­
mately 450' from Toucan Trail 

PARCEL KEY NUMBER: 
185622 

Interested parties may appear 
at the meeting and be heard 
on this matter. You are further 
advised that if a person decides 
to appeal any quasi-judicial 
decision made by the Board, 
Agency, or Commission with re­
spect to any matter considered 
at such hearing or meeting, he 
or she will need a record of the 
proceeding, and that, for such 
purpose, he or she may need to 
ensure that a verbatim record of 
the proceeding is made, which 
record includes the testimony 
and evidence upon which the 
appeal is to be based. 

Documentation may be re­
viewed by the public at the 
Hernando County Planning 
Department, 1653 Blaise 
Drive, Brooksville, Florida 
34601 , between the hours of 
7:30 AM - 4:00 PM, Monday 
through Friday, legal holidays 
excepted or may be viewed one 
week prior to the meeting via 
the County's website at www. 
hemandocounty.us - follow the 
Board Agendas and Minutes link 
to the specified public hearing. If 
you should have any additional 
questions regarding this issue, 
please contact the Planning 
Department at planning@ 
hemandocounty.us, 352-754-
4057, or in writing at: Hernando 
County Planning Department, 
1653 Blaise Drive, Brooksville, 
Florida 34601 . 
In accordance with the Amer­
icans with Disabilities Act, 
persons with disabilities needing 
a special accommodation to 
participate in this proceeding 
should contact Jessica Wright, 
County Administration Building, 
15470 Flight Path Drive Brooks­
ville , Fl 34604, telephone 352-
754-4002, no later than three (3) 
days prior to the proceedings. 
If hearing impaired, please call 
1-800-676-3777 for assistance. 

is/ Omar DePablo 
Development Services Director 
Hernando County Planning 
D1V1s1on 

Published: July 25, 2025 
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Meeting: 08/05/2025
Department: Planning

Prepared By: Dlnigro Nigro
Initiator: Omar DePablo

DOC ID: 16089
Legal Request Number: LR-2025-315-1

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Rezoning Petition Submitted by Southern Valley Homes, LLC, on Behalf of John Sirvent, IV, 
and Melissa Sirvent for Property Located on Wiscon Road (H2471)

TITLE

BRIEF OVERVIEW
Request:
AR-2 (Agricultural Residential 2) to AC (Agricultural Commercial)

General Location:
North side of Wiscon Road, approximately 670' east of California Street

P&Z Action: On April 14, 2025, the Planning and Zoning Commission voted 5-0 to 
recommend the Board of County Commissioners postpone the petitioners’ request for a 
rezoning from AR-2 (Agricultural Residential 2) to AC (Agricultural Commercial) and to permit 
the petitioner to address staff's recommendation of AR-2 (Agricultural Residential 2) to 
PDP(RUR) Planned Development Project (Rural) with all AC (Agriculture Commercial). 

BOCC ACTION: On April 3, 2025, the Board of County Commissioners postponed the 
petitioner’s request for a rezoning from AR-2 (Agricultural Residential 2) to AC (Agricultural 
Commercial) and to permit the petitioner to address staff's recommendation of AR-2 
(Agricultural Residential 2) to PDP(RUR) Planned Development Project (Rural) with all AC 
(Agriculture Commercial).

P&Z Action: On June 9, 2025, the Planning and Zoning Commission voted 5-0 to recommend 
the Board of County Commissioners convert the petitioner’s request from a rezoning from 
AR-2 (Agricultural Residential 2) to AC (Agricultural Commercial) to a rezoning from AR-2 
(Agricultural Residential 2) to PDP(RUR) Planned Development Project (Rural) with specific 
AC uses and modified performance conditions.

FINANCIAL IMPACT
A matter of policy.  No financial impact.

LEGAL NOTE
The Board has the authority to make the requested rezoning decision pursuant to Chapters 
125 and 163 Florida Statutes.  The Applicable Criteria for a Zoning District Amendment is 
contained in Appendix A (Zoning Code), Article VI.  The Applicable Criteria for a PDP are 
found in Appendix A (Zoning Code), Article VIII.  The Zoning District Amendment must be 
consistent with the Comprehensive Plan.

RECOMMENDATION
It is recommended that the Board and approve and authorize the Chairman’s signature on the 
attached resolution to deny the petitioner’s request for a rezoning from AR-2 (Agricultural 

Page 1
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Resolution (ID # 16089) Meeting of August 5, 2025

Residential 2) to AC (Agricultural Commercial) and convert the petitioner’s request to a 
rezoning from AR-2 (Agricultural-Residential 2) to Planned Development Project (Rural) with 
deviations and performance conditions.

Omar DePablo Escalated 07/23/2025   2:48 PM
KayMarie Griffith Approved 07/23/2025   3:27 PM
Michelle Miller Approved 07/24/2025   8:06 AM
Albert Bertram Approved 07/24/2025   9:47 AM
Pamela Hare Approved 07/28/2025  10:42 AM
Jon Jouben Approved 07/30/2025   9:39 AM
Heidi Prouse Approved 07/30/2025  10:25 AM
Toni Brady Approved 07/30/2025   3:37 PM
Jeffrey Rogers Approved 07/30/2025   4:59 PM
Colleen Conko Approved 07/30/2025   5:02 PM

REVIEW PROCESS

Page 2
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HERNAI{DO COUNTY ZONING AMENDMENT PETITION

lr1
7-,t

o R to

9a1g. 1110612024

Recetued

NOv 0 7 2024

Fiie No

Plannrng Department

Official Date Stamp:

A.tq-+t

Southern Valley HomesAPPLICANT NAME:
Address:
City Brooksville State: FL Zip 34613
Phone: 352-200-5199 Emai[: mike@southernvalleyhomes.com
Property owner's namet (il not rhe applican\ John SiNent lV and Melissa Sirvent

Frank DicaroREPRESENTATIVE/CONTACT \AME
Company Name: Procivil 360 LLC
Address: 12 S. Main Street

HOME OWNERS ASSOCIATION: E Yes E No (dapplicable provide nanet

Contact Name
Addressl' City:

PROPERTY INFORMATION:
PARCEL(S) KEY NUMBER(S) : 345736
SECTION 25 TOWNSHIP 22S RANGE 18E

AR2Current zoning classifi cation:
Desired zoning classifi cation: A.C
Size of area eovqed by epplica tioa: 9.2 Acres

I
2
3

4
5
6

1

8

9

Highway and street boundaries: Wiscon Road

Has a public hearing been held on this property within the pasl twelve months? E Yes€ No

Will expert witness(es) be utilized during the public hearings?

Will additional time be required during the public hearing(s) and how much?

tr Yesz} No (Ifyes, identifu on an attached list.)

E YesC No (Time needed

PROPERTY OWNER Atr'FIDIVAT

I, 5,1.-. 3:r,,,. have thoroughly examined the instructions for filing this
application and state and aff[m that all information submitted within this petition are true and correct to the best ofmy knowledge and

beliefand are a matter ofpublic record, and that (check one):

E I am the owner ofthe pmperty and am making this application OR

Z I am the owner of the property and 
^fi 

avtlloizing (applican\ Southern Valley Homes
a/Jd teprese tatiw, if applicabb) Procivil 360 LLC
to submit an application for lhe described property

ol Properly Owner

STATE OF FLORIDA
COUNTY OF HERNANDO
The

Signature o

Effective Date: lll8/16 Last Revision: ll/E/16

aclnowledged before -" tni. E auy or OaLt-rzV 2oz4l ,by
identiflrcation.as

Notary Seal/Stamp

FR^Ifi DICARO, JR
MY COIMISSION t HH 26002

EXPIRES: tugrd 0, mA

Rezoning Application Form_l l-0E-l6.Docx

who is personally known to me or produced

Page I ofl

DO Application to Chatge a Zoning Classification

Application recBest kheck o\e)i

Rezoning g Stardard tr PDP

Master PIan E New E Revised

PSFOD tr Commrmication Tower El Other
PRINT OR TYPE ALL INFORMATION

7299 Winter Street

Ciw: Brooksville State: IL- Zip: 34601

Phone: 352-5934255 Email: oermittino@Drocivil360.com

State:_ Zip:_

)
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NARRATIVE
FOR

Wiscon Market
November 6, 2024

Rev 3/31./25

PROJECT LOCATION: The property, 9.20 acres is located on North side of Wiscon Road, and approximately 600'
East of Ca lifornia Street.

PRESENT ZONING / TANDUSE: The property is currently zoned AR-2, and the owners want to rezone to
PDP(A-C ) Agricultural Commercial District.
The County's FLUM designates the area as Rural.

This district is intended to permit the development of properly
located, limited and specialized commercial areas intended to serve the needs of neighboring rural
and agricu ltu ra I areas.
Permitted uses in an A/C (Agricultural/Commercial) District shall be as follows:

(a)Building material establishments.
(b)Convenience stores.
(c)Custom slaughtering establishments.
(d )Feed stores.
(e)Garden supply and nurseries.
(f)General dry goods stores.
(g)Landscape services.
(h)Produce markets.
(i)Veterinarian clinics.

fi)One single-family dwelling unit (minimum of six hundred (600) square feet)
per commercial parcel in conjunction with the operation of a business on the premises; such single-

RECEIVED

APR 0 12025
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PROCtVr1360, LtC
Wiscon Farmers Market - 24058
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NARRATIVE
FOR

Wiscon Market
November 6, 2024

Rev 3/3I/25

F.rc.j.: slnt/Eial JOHII l llvEMI

INTENDED USE: Agricultural Commercial Complex built in phases. The site will consist of covered
slabs(pavilions) and buildings for individuals to sell their Agricultural products or equipment. The A-C rules limit
the size of a project to five (5) acres. We are asking for a deviation to allow the project to exceed five acres due
to the environmental and storm water features of the site. As one can see the wetland and relic sink consume
much of the property.

BUFFERING/BOUNDARY coNDlTloNS: All 3 sides abutting AR2 will have the standard Hernando County
buffering. A ten (10) foot buffer is designated on the master plan with a six-foot fence. The fence may be vinyl,
or other type of fence to provide a permanent screen from adjacent properties. No buffer is required against
Wiscon Road, but landscaping to meet the Community Appearance ordinance will be provided.

ACCESS: Access will be to Wiscon Road, which is a County maintained collector road. A Hernando County right-
of-way use permit is required to permit connection. Wiscon is not an Arterial road, and has not been classified,
to require a frontage road. Therefore, the front setback is 75-feet.

SETBACKS:

Against Wiscon Road: 75'
Rear: 35'
5ides; 35' (semi commercial usage abuttinB non-commercial property)

DEVIATIONS: We are requesting a deviation in the maximum size of the project. County rules allow a maximum
of five acre projects for PDP (A-C). This site is 9.2 acres. Due to environmental and storm water issues with the
site rendering some portions of the site to be un-buildable, we feel this deviation is reasonable.

PROClVtL360, Lt-C

Wiscon farmers Ma.ket - 24068
Mar.31,25 Page 2 of 5
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Wiscon Market
November 6,2024

Rev 3/3r/25

SOILS: According to information found on the NRCS database, the existing soils are Micanopy Loamy fine sands,

and Candler fine sand in the norther region.

PROCtVrL360 LLC
wiscon Farmers Market - 24068

Mar- 31, 25 Page 3 of 6
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NARRATIVE
FOR

Wiscon Market
November 6, 2024

Rev 3/31/25

DRAINAGE DESIGN METHODOLOGY: The lot is 9.2 acres. There is a large flood plain area in the Southeast
cornerofthe project. ln addition there is a relic sink located in the NW quadrant. The sink appears to store a lot
of runoff, but topography indicates it overflows to the wetland/flood plain in the SE quadrant. Most of the
project will flow to that area after the upstream area captures and treats runoff from the following events:

Water quality capture and treatment
25 Year peak rates of flow attenuation
100 Year retention of runoff volume

P8qCtvrL360, rrc
Wiscon Farmels Market - 24068

Mar.31,25 Page 4 of 5
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NARRATIVE
FOR

Wiscon Market
November 6, 2024

Rev 3/3L/25

FLOOD ZONE: Per FEMA Flood Zone Map 12053C 0187D, the malority of the site is zone X, with the one area
Zone A. The base flood elevations are shown on the master plan.

ENVIRONMENTAL: Wetla nd s/su rfa ce waters and endangered wildlife will be further investigated if the project is

approved. Possible SPA lnvestigation may be required.

PROCIVIL36O, LLC
Wiscon Farmers Market - 2406a

Mar.31,25 Page 5 of5
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NARRATIVE
FOR

Wiscon Market
November 6,2024

Rev 3/31/25

SANITARY SEWER: The project will construct a septic tank (multiple) system. This system shall be permitted

through the department of Environmental Health during the construction permitting phase.

TRAFFIC: Based on the latest tables from the ITE manual, the proposed project will generate less than 50 peak

hour trips. We do not believe further traffic analysis will be required per Hernando County Regulations.

PROCtVtL360 t-Lc

,ri

Parcel Ney *
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Brcoksville, FL
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wiscon Farmers Market - 24068

Mar.31,25 Page 6 oI6

POTABLE WATER: The project has Hernando County water on the South side of Wiscon Road, the existing water
line is 12". The Owner will attempt to connect to HCUD.

FIRE PROTECTION: There are existing Fire Hydrants in the East and West located across from the property on
Wiscon Road.
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The informatjon shown for visual refurmct oqh and is subied to field vehfication. The De\eloper/Orrer is responsible for veri&mg the e?e,location,
deDtll naterial tvD. and anv other Derbneot uiihN data. Utihtv lo(ition des lol cuaranlee caDaolv. All land darel lines rnd riqhl-of-wav ryidths aI€
subjecr to 6eld siivdy or otlier apprbpnah verificjton. The mip reoecls parcel art utilty infoiaBtioo as it wds shown io the GfS sy$embn the priot
date ofthis nap: 9/24l2024

lltebsite: http: / / u,utr-hetn(nldaco nn!-us/departnletis/deptithtlenls n-z/ulilities HCUD Customer Service 352.7 54.4037
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission: February 10, 2025 
Board of County Commissioners: April 3, 2025 
Planning & Zoning Commission: June 9, 2025 
Board of County Commissioners: August 5, 2025 

APPLICANT: Southern Valley Homes  

FILE NUMBER:  H-24-71 

REQUEST: AR-2(Agricultural Residential 2) to AC (Agricultural Commercial) 

GENERAL 
LOCATION: North side of Wiscon Road, approximately 670' east of California Street 

PARCEL KEY 
NUMBER(S): 345736 

APPLICANT’S REQUEST 

The petitioner’s request is to rezone the subject 9.5-acre site from AR-2 (Agricultural Residential 
2) to AC (Agricultural Commercial). The petitioner intends to construct an Agricultural Commercial 
Complex built in phases to allow individuals to sell agricultural products or equipment.   
Subsequent to the Board of County Commissioners meeting on April 3, 2025, the petitioner 
submitted a revised narrative and master plan that reoriented the site as an open-air farmers 
market with pavilions and parking creating a unified project that will blend in with the existing 
agricultural uses surrounding the site.  

Due to multitude of permitted uses within the AC (Agricultural Commercial) district and the subject 
site’s location within an agricultural/agricultural-residential area, staff is recommending converting 
the petitioner’s request to a Planned Development Project to appropriately condition the project. 
Staff recommendation to approve a Rezoning from AR-2 to PDP (RUR) with specific AC 
(Agricultural Commercial) Uses.  

Deviations Requested:  

Lot Size: Deviation from 5.0 acres to 9.50 acres  

SITE CHARACTERISTICS 
Site Size: 9.50 acres 

Surrounding Zoning; 
Land Uses: North: AR; Single Family, Undeveloped 
 South: AC, AR; Single family 
 East: AR; Thrift store; Single Family 
 West: AR; Undeveloped 
Current Zoning: AR-2 (Agricultural Residential 2) 
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Future Land Use 
Map Designation: Rural  

ENVIRONMENTAL REVIEW 
 

The primary soil type for the site is Micanopy Loamy Fine sand. The subject property does not 
contain any wetlands, Special Protection Areas (SPA), or Wellhead Protection Areas (WHPA) 
according to County data resources.  

Equipment that contains fluids (gas or oil) with the potential to leak or spill (such as a generator) 
are not to be stored on the bare ground or outside. The petitioner will have to register with the 
County's Small Quantity Generator Program in the Utilities Department and handle fluids in 
accordance with State regulations. 

UTILITIES REVIEW 
The Hernando County Utilities Department (HCUD) does not currently supply water or sewer 
service to this parcel; however, water service is available to this parcel. Sewer service is not 
available to this parcel. HCUD has no objection to the request, subject to the development 
connecting to the central water system at time of vertical construction and Health Department 
approval of an appropriate Onsite Sewage Treatment and Disposal System for the development. 

Comments:  The petitioner shall be required to apply to the Florida Department of Health in 
Hernando County for an Onsite Sewage Treatment and Disposal System permit 
at the time of site development permitting.  

ENGINEERING REVIEW 

The subject site is located on the north side of Wiscon Road, approximately 670' east of California 
Street. The petitioner is proposing a single access to Wiscon Road. The County Engineer has 
reviewed the request and indicated the following: 

• Wiscon Road is classified as a collector roadway. Collector roads require sidewalks. 
Sidewalks shall be required along the entire frontage of a collector Road. 

• The buildings are to be connected via sidewalk to the future sidewalk constructed along 
Wiscon Road.  

• Provide documentation that demonstrates the proposed trip generation per phase. Traffic 
Access Analysis may be required in future phases based on the specific use trip 
generation. 

• The proposed project is in the peck sink watershed, which is an administrative watershed. 
There appears to be floodplain contained on the parcel and offsite flow which should be 
factored into design. 

 
Comments:  The petitioner shall be required to provide the trip generation rates at the time of 

site development to determine if a Traffic Access Analysis is required for the 
project.  

105



Hernando County Planning Department Staff Report H-24-71 

F:\Rezonings\H-24-71 Southern Valley Homes, LLC\Staff Report\H-24-71 Staff Report BCC.Docx                    3 

LAND USE REVIEW 
The petitioner is proposing to rezone the entire 9.2-acre parcel to Agricultural Commercial. Staff 
is recommending converting the rezoning to PDP(RUR) Planned Development Project (Rural). 
This will allow for Agriculture Commercial uses and performance conditions to protect the 
surrounding Agricultural Residential parcels. The PDP(RUR) Planned Development Project 
(Rural) zoning classification allows specific uses to be identified within the master plan.  

Permitted Uses 
Permitted uses in an AC (Agricultural Commercial) District are as follows:  

• Building material establishments.  
• Convenience stores.  
• Custom slaughtering establishments.  
• Feed stores.  
• Garden supply and nurseries.  
• General dry goods stores.  
• Landscape services.  
• Produce markets.  
• Veterinarian clinics. 

Comments:  The petitioner is proposing an open-air farmers’ market. Staff recommends the 
specific AC (Agricultural Commercial) uses for the site based on that use:  

• Produce Market 
• General Dry Goods Stores 
• Garden Supply and Nurseries  

These uses will all be incorporated into the open-air farmers’ market as identified 
in the associated proposed master plan.  

No individual retail establishments will be permitted outside the produce market. 
Any request to alter or increase the development intensity of the site will require a 
revision to the master plan.  

 
Building Setbacks:  
The minimum setbacks for the AC (Agricultural Commercial) district are as follows:  

• Front:  75' 
• Side:  35' 
• Rear:   50' 

 
Comments: If the master plan is approved, the petitioner shall be required to meet the minimum 

setbacks of the AC district.  
 

Perimeter Setbacks:  
The minimum perimeter setbacks for the PDP(RUR) Planned Development Project (Rural) zoning 
classification are as follows:  

• Front  50’ 
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• Side  10’ 
• Rear  35’ 

 
Comments:  If the master plan is approved, the petitioner shall be required to meet the minimum 

perimeter setback for this PDP district.  
 
Landscaping: 
The petitioner must meet the minimum requirements of Florida Friendly Landscaping™ 
publications for design techniques, principles, materials, and plantings for required landscaping. 

 
Buffers  
The petitioner has indicated that they will be adding a 10’ vegetive buffer around the perimeter of 
the parcel. Existing vegetation will be utilized as much as possible. 
 
Comments:  The Hernando County Land Development Regulations require that buffer be 

placed between a Planned Development Project land use which is multifamily or 
non-residential and a land use, external to the PDP, which is residential, 
agricultural-residential or agricultural. 

 The buffer shall consist of a minimum five-foot landscaped separation distance. 
The multifamily or nonresidential use located on such lot shall be permanently 
screened from the adjoining and contiguous properties by a wall, fence, and/or 
approved enclosures. Such screening shall have a minimum height of five (5) [feet] 
and a maximum height of eight (8) feet, or an evergreen hedge with a minimum 
height of five (5) feet at the time of planting. 

 
 If the master plan is approved, the petitioner shall be required to supplement the 

10’ vegetative buffer with a wall, fence and/or approved enclosure. This 
supplemental buffering may be determined at the time of site development and 
shall be placed on the interior of the landscaping.  

 
Screening:  
The petitioner has requested AC Agricultural Commercial, which includes building material 
establishments, general dry good stores, landscape services, garden supply and nurseries with 
indoor and outdoor storage.  

 
Comments:  The petitioner shall screen the parcel by an opaque fence, wall of opaque 

landscaping at a height that will effectively screen the storage from adjoining 
streets and properties. No outside storage is allowed within the minimum building 
setback from an adjoining street. The height of any items stored shall not exceed 
that of the perimeter screening.  

Lighting  
County Land development regulations (LDRs) require lighting that enhances the visual impact of 
the project on the community and to specifically address lighting intensity levels and glare 
accordingly. Commercial buildings and projects shall be designed to provide safe, convenient and 
efficient lighting for pedestrians and vehicles. 
Comments:  The petitioner has not indicated any provisions for lighting of the subject property. 
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If approved, the petitioner should be required to provide full cutoff fixtures and 
retain all light on-site and prevent any light spillage onto neighboring residential 
uses. 

COMPREHENSIVE PLAN REVIEW 
The subject property is currently designated Rural by the Comprehensive Plan and is located in 
an area characterized by rural residential development. 

 
Rural Category 
Objective 1.04C: The Rural Category allows agriculture, agricultural commercial, agri-

industrial, recreation, agritourism and residential land uses of a rural 
character.  Certain neighborhood commercial uses may be allowed subject 
to locational criteria and performance standards.  Residential density is 0.1 
dwelling units per gross acre (1 unit per ten gross acres) except where 
otherwise indicated by the strategies listed herein and incorporated into the 
land development regulations. 

 
Specialty Commercial 
Strategy 1.04G(11):  Specialty Commercial areas are recognized but generally not depicted on 

the Future Land Use Map due to their small size and specialized function.  
The County will provide for land use regulations that recognize and 
encourage specialty commercial uses important to the traditional 
economic base, including Agricultural Commercial, Marine Commercial 
and Heavy Commercial uses. 

 
Strategy 1.04G(12):  Agricultural Commercial uses may be allowed in the Rural Category to 

serve rural and agricultural communities subject to the following criteria:  
a. have access to a roadway that is currently functionally classified as a 

collector or greater;  
b. be proximate to and serve agricultural activities;  
c. be no greater than five acres in area. 

 
Planned Development Projects and Standards  
Objective 1.10C:  Planned Development Project (PDP) zoning introduces flexibility to the 

land development process. The PDP is developed as a zoning district that 
may include multiple land uses and provides for the mitigation of impacts 
through performance standards. The PDP process may be used in any 
Future Land Use Category.  

 
Strategy 1.10C(1):  A Planned Development Project (PDP) is designed as an integral unit with 

one or more land uses utilizing a Master Plan to illustrate and describe the 
site layout and characteristics including, but not limited to, uses and use 
restrictions, density and intensity, site and building layout and design, site 
coverage and designated open space, construction and phasing plans, 
and other detailed information about the project. 

 
Strategy 1.10C(2):  Delineation of the allowable density and/or intensity of development shall 

be contingent upon the ability to provide the adopted level of service of 
public services and facilities concurrent with project development as 
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outlined in the adopted land development regulations. 
 

Comments:  AC (Agricultural Commercial) is an allowed use in the Rural Land use 
designation. The proposed rezoning is consistent with the Rural Future 
Land Use category. 

 
 

FINDINGS OF FACT 
 
The request to rezone from AR-2 (Agricultural Residential 2) to AC (Agricultural Commercial) is 
inappropriate based on the following: 

1. Staff is recommending converting the zoning from the requested AC (Agricultural 
Commercial) to PDP(RUR)Planned Development Project (Rural) to allow for performance 
conditions for lighting, landscape buffers, setbacks, and Protection Standards for the 
neighboring parcels. 
 

2. PDP(RUR)/Planned Development Project (Rural) is consistent with the County’s adopted 
Comprehensive Plan and is compatible with the surrounding land uses subject to 
compliance with all performance conditions. 

NOTICE OF APPLICANT RESPONSIBILITY 
The rezoning process is a land use determination and does not constitute a permit for either 
construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 

The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 

SUMMARY OF STAFF AND BOARD ACTIONS:  
Initial Staff Recommendation: It is recommended that the Planning and Zoning Commission 
recommend the Board of County Commissioners adopt a resolution denying the petitioners’ 
request for a rezoning from AR-2(Agricultural Residential 2) to AC(Agricultural Commercial) and 
approve a rezoning from AR-2(Agricultural Residential 2) to PDP(RUR) Planned Development 
Project (Rural) with all AC/(Agriculture Commercial) with performance conditions.  

P&Z Action: On February 10, 2025, the Planning and Zoning Commission voted 5-0 to 
recommend the Board of County Commissioners postpone the petitioners’ request for a rezoning 
from AR-2(Agricultural Residential 2) to AC(Agricultural Commercial) and to permit the petitioner 
to address staff's recommendations AR-2(Agricultural Residential 2) to PDP(RUR) Planned 
Development Project (Rural) with all AC/(Agriculture Commercial).  
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BOCC ACTION: On April 3, 2025, the Board of County Commissioners postponed the petitioner’s 
request for a rezoning from AR-2(Agricultural Residential 2) to AC(Agricultural Commercial) and 
to permit the petitioner to address staff's recommendations AR-2(Agricultural Residential 2) to 
PDP(RUR) Planned Development Project (Rural) with all AC/(Agriculture Commercial). 

P&Z Action: On April 14, 2025, the Planning and Zoning Commission voted 5-0 to recommend 
the Board of County Commissioners postpone the petitioners’ request for a rezoning from AR-
2(Agricultural Residential 2) to AC(Agricultural Commercial) and to permit the petitioner to 
address staff's recommendations AR-2(Agricultural Residential 2) to PDP(RUR) Planned 
Development Project (Rural) with all AC/(Agriculture Commercial).  

REVISED STAFF RECOMMENDATION (FOR JUNE 9, 2025, PLANNING AND ZONING 
COMMISSION):  

It is recommended that the Planning and Zoning Commission deny the petitioner’s request for a 
rezoning from AR-2 (Agricultural Residential 2) to AC (Agricultural Commercial) and convert the 
petitioner’s request to a rezoning from AR-2 (Agricultural-Residential 2) to Planned Development 
Project (Rural) with deviations and the following performance conditions:  

1. The petitioner must obtain all permits from Hernando County and other applicable agencies 
and meet all applicable land development regulations, for either construction or use of the 
property, and complete all applicable development review processes. 
 

2. Equipment that contains fluids (gas or oil) with the potential to leak or spill (such as a 
generator) shall not be stored on the bare ground or outside. The petitioner shall register 
with the County's Small Quantity Generator Program in the Utilities Department and handle 
fluids in accordance with State regulations. 

 
3. The petitioner shall apply to the Florida Department of Health in Hernando County for an 

Onsite Sewage Treatment and Disposal System permit at the time of site development 
permitting.  

 
4. The petitioner shall provide the trip generation rates at the time of site development to 

determine if a Traffic Access Analysis is required for the project. 
 
5. Wiscon Road is classified as a collector roadway. Collector roads require sidewalks. 

Sidewalks shall be required along the entire frontage of a collector Road. 
 
6. The buildings are to be connected via sidewalk to the future sidewalk constructed along 

Wiscon Road.  
 
7. The proposed project is in the Peck Sink watershed, which is an administrative watershed. 

The petitioner shall factor floodplain and offsite flow into site design.  
 
8. The petitioner shall be limited to the following Agricultural Commercial uses, incorporated 

into an open-air farmers’ market design:  
 Produce Market 
 General Dry Goods Stores 
 Garden Supply and Nurseries  
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No individual retail establishments will be permitted outside the produce market. Any request 
to alter or increase the development intensity of the site will require a revision to the master 
plan.  

 
9. The petitioner shall be permitted to develop the entirety of the 9.2-acre site in accordance 

with SWFWMD and County regulations.  
 

10. The petitioner must meet the minimum requirements of Florida Friendly Landscaping™ 
publications for design techniques, principles, materials, and plantings for required 
landscaping. 

 
11. The petitioner shall maintain and/or enhance the buffer along the entire perimeter of the site 

to achieve a 10’ width at 80% opacity. As the site is located adjacent to agricultural-
residential uses, the petitioner shall be required to supplement the 10’ vegetative buffer with 
a wall, fence and/or approved enclosure. This supplemental buffering may be determined 
at the time of site development and shall be placed on the interior of the landscaping.  

 
12. Minimum Building Setbacks:  

 Front: 75' 
 Side: 35' 
 Rear:  50' 

13. Minimum Perimeter Setbacks:  
 Front 50’ 
 Side 10’ 
 Rear 35’ 

 
14. The applicant shall be required to provide adequate parking in accordance with the Land 

Development Regulation at the time of site plan approval. 
 

15. The petitioner shall provide a master plan in compliance with all performance conditions 
within 30 calendar days of receiving staff comments related to the county BOCC approval.  
Failure to submit the revised plan will result in no further development permits being issue 
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Planning and Zoning Commission 

On June 9, 2025, the Planning and Zoning Commission voted 5-0 to recommend the Board of      
County Commissioners recommend converting the petitioner’s request from a rezoning from AR-
2(Agricultural Residential 2) to AC (Agricultural Commercial) to a rezoning from AR-2 (Agricultural 
Residential 2) to PDP(RUR) Planned Development Project (Rural) with specific AC uses and the 
following modified performance conditions:  

 
1. The petitioner must obtain all permits from Hernando County and other applicable agencies 

and meet all applicable land development regulations, for either construction or use of the 
property, and complete all applicable development review processes. 
 

2. Equipment that contains fluids (gas or oil) with the potential to leak or spill (such as a 
generator) shall not be stored on the bare ground or outside. The petitioner shall register 
with the County's Small Quantity Generator Program in the Utilities Department and handle 
fluids in accordance with State regulations. 
 

3. The petitioner shall apply to the Florida Department of Health in Hernando County for an 
Onsite Sewage Treatment and Disposal System permit at the time of site development 
permitting.  

 
4. The petitioner shall provide the trip generation rates at the time of site development to 

determine if a Traffic Access Analysis is required for the project. 
 
5. Wiscon Road is classified as a collector roadway. Collector roads require sidewalks. 

Sidewalks shall be required along the entire frontage of a collector Road. 
 
6. The buildings are to be connected via sidewalk to the future sidewalk constructed along 

Wiscon Road.  
 
7. The proposed project is in the Peck Sink watershed, which is an administrative watershed. 

The petitioner shall factor floodplain and offsite flow into site design.  
 
8. The petitioner shall be limited to the following Agricultural Commercial uses, incorporated 

into an open-air farmers’ market design:  
 Produce Market 
 General Dry Goods Stores 
 Garden Supply and Nurseries  

No individual retail establishments will be permitted outside the produce market. Any request 
to alter or increase the development intensity of the site will require a revision to the master 
plan.  

 
9. The petitioner shall be permitted to develop the entirety of the 9.2-acre site in accordance 

with SWFWMD and County regulations.  
 

10. The petitioner must meet the minimum requirements of Florida Friendly Landscaping™ 
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publications for design techniques, principles, materials, and plantings for required 
landscaping. 

 
11. The petitioner shall maintain and/or enhance the buffer along the entire perimeter of the site 

to achieve a 10’ width at 80% opacity. As the site is located adjacent to agricultural-
residential uses, the petitioner shall be required to supplement the 10’ vegetative buffer with 
a wall, fence and/or approved enclosure. This supplemental buffering may be determined 
at the time of site development and shall be placed on the interior of the landscaping.  

 
12. Minimum Building Setbacks:  

 Front: 75' 
 Side: 35' 
 Rear:  50' 

13. Minimum Perimeter Setbacks:  
 Front 50’ 
 Side 10’ 
 Rear 35’ 

 
14. The applicant shall be required to provide adequate parking in accordance with the Land 

Development Regulation at the time of site plan approval. 
 

15. The petitioner shall be required to develop the site utilizing an overall architectural theme 
with agricultural and rural aesthetics to provide compatibility with the surrounding uses.  

 
15. 16.The petitioner shall provide a master plan in compliance with all performance conditions within 

30 calendar days of receiving staff comments related to the county BOCC approval.  Failure to 
submit the revised plan will result in no further development permits being issue 
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F:\LEGAL REQUESTS\LR Resolution Template.docx 

RESOLUTION NO. 2025 - _____ 

WHEREAS, Hernando County has adopted zoning regulations pursuant to Section 125.01(1) and 
Chapter 163, Florida Statutes, which authorize the County to regulate the use of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and 

WHEREAS, the Hernando County Board of County Commissioners (BOCC) conducted a duly 
advertised public hearing to consider the requested changes in zoning on the specified parcels in 
Hernando County, Florida, as more fully described below; 

NOW THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS 
OF HERNANDO COUNTY, FLORIDA, AS FOLLOWS: 

APPLICANT: Southern Valley Homes, LLC on behalf of John Sirvent, IV and Melissa Sirvent 

FILE NUMBER: H-24-71

REQUEST: AR-2 (Agricultural Residential 2) to AC (Agricultural Commercial) 

GENERAL 
LOCATION: North side of Wiscon Road, approximately 670' east of California Street 

PARCEL KEY 
NUMBERS: 345736 

REQUEST: AR-2(Agricultural Residential 2) to AC (Agricultural Commercial) as 
enumerated in the BOCC Action, which is incorporated herein by reference and 
made a part hereof.  The representations contained in the rezoning application are 
incorporated herein by reference and made a part hereof and are relied upon by 
the County to be true and correct.  For purposes herein, it is presumed that all 
notice and advertising requirements have been satisfied. 

FINDINGS 
OF FACT: ALL of the facts and conditions set forth in the County’s staff memoranda and 

presented to the BOCC in connection with the public hearing in this matter are 
incorporated herein by reference and made a material part of this Resolution as 
integral to the BOCC’s Action.  The BOCC finds that the testimony and record 
supporting APPROVAL of the request to be credible and to constitute competent 
substantial evidence.  In further support thereof, the BOCC makes the following 
specific findings of fact: 

1. The proposed request is consistent with the County’s adopted
Comprehensive Plan and is compatible with the surrounding land uses.

CONCLUSIONS 
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

Florida Statutes.  Accordingly, after public hearing and testimony, being fully 
advised in the record, and based upon competent substantial evidence, the BOCC 
makes the following specific conclusions of law: 
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1. The proposed request is consistent with the County’s adopted

ACTION: 

Comprehensive Plan and is compatible with the surrounding land uses.

After notice and public hearing, based upon the record in this matter and ALL of 
the findings of fact and conclusions of law above, the BOCC hereby DENIES 
AR-2 (Agricultural Residential 2) to AC (Agricultural Commercial) and 
convert the petitioner’s request to a rezoning from AR-2 (Agricultural-
Residential 2) to Planned Development Project (Rural) with deviations 
and performance conditions as set forth in the BOCC Action, which is 
incorporated herein by reference and made a part hereof.  Any requests, uses, 
variances or exceptions that were requested in connection with this rezoning 
application but not specifically approved herein are hereby deemed DENIED. 

ADOPTED IN REGULAR SESSION THE  DAY OF  , 2025. 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

Attest: __________________________________ By: __________________________________ 
Douglas A. Chorvat, Jr.  Brian Hawkins 
Clerk of Circuit Court & Comptroller  Chairman 

(SEAL) 
APPROVED AS TO FORM AND LEGAL SUFFICIENCY 

By:  _____________________________________________ 
County Attorney’s Office 
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NOTICE OF PUBLIC HEARING
HERNANDO COUNry FLORIDA

PLANNING AND ZONING COMMISSION

The Planning and Zoning Commission of Hemando County, Flodda,
will hold a Public Hearing in the John Law Ayers County Commission
Chambers, Hemando County Govemment C€nter, 20 North Main
Street, Room 160, Brooksville, Florida on June 9, 2025. Thc meet.
lng strrts at 9100 AIll and the casoE wlll be heard thcreafter ln
tho order established whon the agcnda ls publl3hd.

BOARD OF COUNTY COMMISSIONERS

THE HERNANDO SUN; Pubtished Weekty

Brooksvitle HernandoCounty FLORIDA

PUBL15HER'S AFFIDAVIT OF PUBLICATION

STATE OF FLORIDA

COUNTY OF HERNANDO :

in the matter of
APPLICANT Southern Vatley Homes, LLC

was pubtished in said newspaper by print in the issue(s) of:

May 30, 2025

and/or by pubtication on the newspaper's pubticly avaitable website, if
authorized, on May 30, 2025

Affiant further says that the newspaper compties with att

tegat reguirements for pubtication in chapter 50, Ftorida

Statutes.

(Signature of Affiant)

Sworn to and subscribed before me

This 2nd day of June, 2025.

(Signature ) LISAM. MACNEIL
* * CommissbnltlH2Sa9TS

ExpkeeAgdl 19,2026

The Board of County Commissionors of Hemando County, Florida,
wlll hold a Public Hearing in the John Law Ayers County Commisslon
Chambers, Hemando County Govemment Center, 20 North Main
Street, Room 160, Brooksvitle, Florida, on August 5, 2025. The
maeting starts at 9:OO Ail and the carer wlll bc hcerd tharcafter
ln tho ordor..tabllshcd whon the Eoard rgonda ls publlshed.

Before the undersigned authority, Jutie B. MagLio, personalty appeared, *ho on f[E,l,".f$[ti*,
oath, says that she is Editor of the Hernando Sun, a weekty newspaper REoUESTa

pubtished at Brooksvitte in Hernando County, Ftorida, that the attached copy of
the advertisement, being a

NOTTCE OF PUBLTC HEARING GENERALLOCAION:

Southem Valley Homes, LLC
H-24-71
AR-2(Agricullural Residential 2) to
AC{Aoricultural Commercial)
Norih-side of Wiscon Road,'epproxi-
matetv 670' east of California Street
3r'5736

Lance Lowery
H-2441
Rezoning from R1-A (Residential) and
C-2 (Highway Cornmercial) to PDP(GC)
Planned Development Proiect (General
Commercial) with a specific C-2 use for
outdoor storaoe
Approximatsv 175' north of Cortez Bou-
levard, bounded by Mondon Hill Road
and Ralev Road.

PARCEL KEY NUMBER: 1 181090.'1 181 08 1, 1181125,822872

Moridien Devolopment LLC Mark Keschl
H-2442
Rezoning from PDP(SUlPlannEd
Dovelopment Project (Special Use) to
PDP(GcyPlanned Devdopment Proiect
(Genoral Commercial) with a Specific
C-2 use tor drive in restaurant with
deviations
Northsast com6r of Commercial Way
and Spring Hill Drive
411931

Arsanv 66th Street. LLC
H-25-01
Rezoning from AR-2 (AgriculturaliRes-
idential) to PDP(MF) Planned Devel-
opment Projecl (Multifamily), PDP(GC)
Planned Dev€lopment Proiect (General
Commercial), and PDP(SF)Planned
Development Proje<l (Single Family)
with deviations
Norrh of County Line Road, South ol
Pot O Gold Lane, approximately 1000'
west of the interseclion of County Line
Road and Suncoast Boulevard
1E9940, 189959

APPLICANT:
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICAN?
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT
FILE NUMBER:
REQUEST

GENERAL LOCATION:

PARCEL KEY NUMBER:

(Print, Type, or Stamp Corptissioned Name of Notary Public)/
Personatly known / or

produced identification_

Notice Continues on Page 2

Type of identification prod

Notice of Public Hearing - Southem Valley Homes, LLC Page 1 of 2
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GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT:
FILE NUMBE
REOUEST:

FILE NUMEER:
REQUESTI

APPLICANI
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUIi4BER:

H-25-O5
Rezonlng lrom AG (Agriailtural) lo PO-
P(GC) Plannod D€velopment Proiocl
wilh a Speclal Exceplion tor en Educe-
tional Fscilitu
NorlhrvBst cirnor of Citrus Wsy 6nd
Ponc6 D6 Leon Boulevad
332367

Sunnv Plnos of liernando LLC
t+2ub7
Re.Establlsh Mast8r Plan on Prop€tty
Zon€d Combined Planned D€velopment
Pror€ct wlth C2 and R1MH U566 and
d6vialions
Northwest com€r of SR 50 and Mondon
Hi[ Rosd
370360

Brinon and KaMa Cox
H-25-11
Rezofling frorn R-1 C (Resldental) to AR
(Aod.UlturauResid€rnral)
bolrbb frontaa€ on Yeltiw Froo Avo an l
Palmdel€ Roed
610173

H-7+12
Rezoning lrom C-4 (H€avy Highwey
Comm€rcial) to C2 (Highway CoiIL

Nodh sldo of Chambord Sl, 6pproxi-
mately 690 Feet from Sunshlns Grov6
Rd.
998870

GENERAL LOCATION:

PARCEL KEYNUMBERi

APPLICANT:
FILE NU[IBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

lnler6sled parli€s may app$r at tho m66ting and b€ h6ard on thes€
mstlefs, You are further advlsed lhal il a person decide8 10 appeal
any quasi.judlcial doclslon made by ihe 8oard, Agency orCom-
mission wilh resp€ct lo any matter considered at such headng or
lneeting, he or she will need a record of the proceeding, and that, for
such purpos€, he or sh6 may ne€d to onsuro that a verbatim record
ofthe proc6eding is mad6, which reclrd indud$ lhe tsstmony and
evldencs upon which the epp€6lis !o be based.

Docuftsntelroo may b€ rev,cwed by ths public al tho Hemando
County Plannlnq D€pertrnent, 1653 Blaise Drive, Brooksville, Florida
34601, b6tween the holrs of 7:30AM - 4:00 PM, Monday thrcugh
Fiday, legsl holidays oxc€pted or m6y be viewed 06o w63k pnor to
the m€etng via the County's website at wuw-hemandocounty.us -
follow the Boad Agendas end Minut66 link to th6 specllled public
h66ring.llyou should hav6 any additional quesUons regarding this is-
sue, please contsct lh€ Plannlng Dsparlmental planning@hemando-
county.us, 352-7:,44057, or ln witjng at: Hemendo County Planning
DeFrtment, 1653 Bleis€ Drive, Broohville, Florida 34601-

ln accodance wilh lhe AmeicaB with Disabililies Act, persons with
disabilit€s n€eding a spocial accommodation lo partidpete in flis
proc6edlng shdJld contscl Jesslca Wrlght, County Admlnlstratron
Building, 1 5470 Flighi Palh Drive Brooksvllle, FL 34604, lolephone
352-754-4002, no laterthanthree (3)day6 pdortolho proc€odings- lf
hearing impaired, please call 1400-676-3777 for assiEtanc€.

ls/ OmarDePablo
Devolopmenl Servic€s Director
H€msndo County Plenning DMsion

Published: May 30,2025

Notice of Public Hearing - Southern Valley Homes, LLC Page 2 of 2
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Meeting: 08/05/2025
Department: Planning

Prepared By: Dlnigro Nigro
Initiator: Omar DePablo

DOC ID: 16090
Legal Request Number: LR-2025-315-1

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Rezoning Petition Submitted by Lance Lowery on Behalf of Lowery’s True Value, LLC, for 
Property Located on Lovebird Lane and Raley Road (H2481)

TITLE

BRIEF OVERVIEW
Request:
Rezoning from R1-A (Residential) and C-2 (Highway Commercial) to PDP(GC) Planned 
Development Project (General Commercial) with a specific C-2 use for outdoor storage.

General Location:
Approximately 175’ north of Cortez Boulevard, bounded by Mondon Hill Road and Raley 
Road.

P&Z Action: 
On June 9, 2025, the Planning and Zoning Commission voted 5-0 to recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a rezoning 
from R1-A (Residential) and C-2 (Highway Commercial) to PDP(GC) Planned Development 
Project (General Commercial) with a specific C-2 use for outdoor storage with unmodified 
performance conditions.

FINANCIAL IMPACT
A matter of policy and no financial impact.

LEGAL NOTE
The Board has the authority to make the requested rezoning decision pursuant to Chapters 
125 and 163 Florida Statutes.  The Applicable Criteria for a Zoning District Amendment are 
contained in Appendix A (Zoning Code), Article VI.  The Applicable Criteria for a PDP are 
found in Appendix A (Zoning Code), Article VIII.  The Zoning District Amendment must be 
consistent with the Comprehensive Plan.

RECOMMENDATION
It is recommended that the Board adopt and authorize the Chairman’s signature on the 
attached resolution approving the petitioner’s request for a rezoning from R1-A (Residential) 
and C-2 (Highway Commercial) to PDP(GC) Planned Development Project (General 
Commercial) with a specific C-2 use for outdoor storage with performance conditions.

Omar DePablo Escalated 07/23/2025   2:48 PM
KayMarie Griffith Approved 07/23/2025   3:32 PM
Michelle Miller Approved 07/24/2025   8:14 AM
Albert Bertram Approved 07/24/2025   9:47 AM
Pamela Hare Approved 07/24/2025  11:47 AM

REVIEW PROCESS

Page 1
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Resolution (ID # 16090) Meeting of August 5, 2025

Jon Jouben Approved 07/30/2025   9:40 AM
Heidi Prouse Approved 07/30/2025  10:41 AM
Toni Brady Approved 07/30/2025   3:36 PM
Jeffrey Rogers Approved 07/30/2025   5:02 PM
Colleen Conko Approved 07/30/2025   5:03 PM

Page 2
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HnnN,I.NDO COUNTY zONING AMENDMENT PETITION

Application to Change aZoning Classification

Application request (check one)i

Rezoning E Standard E\ PDP

Master Plan E New E Revised

PSFOD E Communication Tower E Other
PRINT OR TYPE ALL TNF'ORMATION

-w
Date:

Lance Lowery

File No. Oflicial Date Stamp:

RECEIVED

DEC 1 0 2024

Hemando County Development

Zoning Divislm
&Mces

Address P.O. Box 545
City:
Phone: 3524Q3:1969
Property owner's rr,lmei (if not the applicant) Lowery's True Value LLC

Florida Zip:33513

REPRESENTATIVE/CONTACT NAME
Company Name
Address:

State:

Phone Fmai'l

HOME OWNERS TION: E Yes Z No (f applicabte provide name)

Contact Name:
Address: State:_ Zip:-

PROPERTY INTORMATION:

SECTION
Current zoning classifi cation:
Desired zoning classifi cation: PDP with GC + C-2for Outdoor Storaqe

l.
2.
3.

4.
5.

6.

7.

8

9.

PARCEL(S) KEY NUMBER(S) 1181090, 1 181081 11 81125.822872
TOWNSHIP 22 RANGE 20

C-2 + R-1

Size of area covered by application: 5. 1 4 acres
Highway and street boundaries: East = Ralev Road, west = Lovebird Lane

Has a public hearing been held on this property within the past twelve months? El YesZ No

Will expert witness(es) be utilized during the public hearings? E Yes€ No (If yes, identiff on an attached list')

Will additional time be required during the public hearing(s) and how much? tr Yes€ No (Time needed: 30 min )

PROPERTY OWNER AFFIDIVAT

t Lance Lowery , have thoroughly examined the insffuctions for filing this

;; ition are true-and correct to the best of my knowledge and

beliefand are a matter ofpublic record, and that (check one):

Z I amthe owner of the property and am making this application OR

fl I am the owner of the property and am authorizing (applicant)

to submit an application for the described property,

STATE OF FLORIDA
COUNTY OF HERNANDO
The foregoing instrument was acknowledged before me this -il

Owner

of Notary

Effective Date: 11/8/16 Last Revision: 1ll8l16

known to me produced
2oz4_,bv

as identification.

Notary Seal/Stamp

lfY COtvlMlSSlOtl I lH 157S0,

ExHn€$Atrd20.2025
8,rnd.d ltt ht[tndilttro

SIIA,RON M.ALVEY

Rezoning Application Form-l l-08-l6.Docx

who

Page I of I

APPLICANT

Zip:-City:

125



Lowery’s Tue Value LLC – Narrative for the Rezoning of 5.14 acres – Revised 5-5-25 
 
Lowery’s True Value Hardware is an existing commercial business located on a 4.8-acre parcel 
at 26407 Cortez Boulevard.  It is on the north side of Cortez, to the east of Spring Lake Highway 
and just west of Raley Road at Hill ‘N Dale.  There is a Dollar General to the east and a storage 
facility to the west. 
 
The proposed rezoning is for 5.14 acres adjacent to and north of the existing Lowery’s True 
Value Hardware.  The property consists of 4 parcels.  The south parcel is zoned C-2 and the 
other parcels are zoned R-2.  It is intended that the 4 parcels will be combined/merged.  The new 
development will not be combined/merged with the existing hardware store. 
 
The proposed rezoning is to PDP with GC with C-2 for outdoor storage.  This is based on a 
recommendation by County Planner Kay Marie Griffith at the pre-application meeting held on 
October 31, 2024. 
 
The intended use is indoor storage warehouse plus outdoor storage.  The materials intended to be 
stored are related to the merchandise sold at Lowery’s True Value Hardware.  Many items are 
purchased in bulk.  The items intended to be stored outdoors include bagged goods (mulch), bulk 
items (mulch, sand, rock, etc.) and equipment (tractors). 
 
The master plan provided shows phased construction for: 
1.)  Asphalt-paved drives 
2.) Four warehouse buildings 
3.) Outdoor storage areas 
4.) Stormwater management facilities 
5.) General landscaped buffers 
6.) An offsite fire hydrant 
 
At this time, there are no plans for restrooms within the warehouse building.  Access to the 
indoor and outdoor storage areas will be limited to the employees of Lowery’s True Value 
Hardware which also have access to restrooms at the store.  Water and wastewater services will 
not be needed unless the owner elects to install an employee restroom in one of the storage 
buildings.  Fire protection for the Phase 1 building can be met with an offsite hydrant to be 
installed on an existing water main.  Future phases may require the construction of a new on-site 
fire line. 
 
There will not be a need for additional parking spaces.  Employees that sometimes work in the 
storage area will park their vehicles at the store and there will be no customer parking in the 
warehouse/storage area. 
 
The access drives will be gated and the perimeter fencing will be 6’-tall chain link.  Where 
visibility screening in addition to landscaping is required along the north side adjacent to existing 
residential use, the owner intends to provide vinyl slats in the fence fabric. 
 
Delivery vehicles will be arriving, on average, twice per week.  There will be three patterns for 
delivery trucks: 
1.) Trucks will access the existing loading dock located on the west side of the existing building.  
These trucks will enter from Raley Road on the east side, proceed to the frontage road and 
proceed around the east and north sides of the existing building to the loading dock.  These 
trucks will exit by proceeding along the south side of the existing building back to the frontage 
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road and, then, back to Raley Road and Cortez Boulevard.  Items unloaded at the loading dock 
will be fork-lifted to the new storage buildings. 
2.) Trucks delivering bagged goods on pallets (mulch) to the rear outdoor storage areas will enter 
from Raley Road on the east side, proceed to the frontage road and, then, around the east and 
north sides of the existing building to the new drive going north to the outdoor storage areas.  
The trucks will be unloaded on the east-west drive.  This is not a regular area for customer access 
and the unloading will not interfere with customer traffic.  After unloading, trucks going west on 
Cortez Boulevard will exit onto Raley Road.  There will be no truck traffic north of the exit drive 
on Raley Road. 
3.) Similar to #2 but trucks that will be going east on Cortez Boulevard will: 
a.) (FOR PHASE 1) exit onto Raley Road, proceed southbound and make a left turn onto Cortez 
Boulevard 
b.) (FOR PHASE 2) exit on Lovebird Lane and proceed north to Bertram Road.  Bertram Road 
provides access to Mondon Hill Road where there is a signalized intersection at Cortez 
Boulevard.   There will be no truck traffic going east on Bertram Road. 
 
Additional comments provided by the Department of Public Works will be addressed during the 
permitting phase of this project.  These include: 
1.) Traffic impact analysis 
2.) SWFWMD permit 
3.) Possible upgrades to adjacent County roads 
 
Additional details will be provided with site development plans. 
 
 
 
Furman Civil Designs, Inc. 
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F:\Rezonings\H-24-81 Lance Lowery\Staff Report\H-24-81 Staff Report.Docx 1 

 

STAFF REPORT 

HEARINGS: Planning & Zoning Commission: June 9, 2025 
Board of County Commissioners: August 5, 2025 

APPLICANT: Lance Lowery 

FILE NUMBER:  H-24-81 

REQUEST: Rezoning from R1-A (Residential) and C-2 (Highway Commercial) to 
PDP(GC) Planned Development Project (General Commercial) with a 
specific C-2 use for outdoor storage  

GENERAL 
LOCATION: Approximately 175’ north of Cortez Boulevard, bounded by Mondon Hill 

Road and Raley Road.  

PARCEL KEY 
NUMBER(S): 1181090, 1181081, 1181125, 822872 

APPLICANT’S REQUEST 
The applicant’s current request is to for a rezoning from R1-A (Residential) and C-2 (Highway 
Commercial) to PDP(GC) Planned Development Project (General Commercial) with a specific C-
2 use for outdoor storage to allow storage of materials to support the existing Lowery’s True Value 
store, located immediately adjacent to the subject parcels. The petitioner has proposed a 
combination of indoor and outdoor storage solutions available solely to the employees of the 
store.  

The materials intended to be stored are related to the merchandise sold at Lowery’s True Value 
Hardware. Many items are purchased in bulk. The items intended to be stored outdoors include 
bagged goods (mulch), bulk items (mulch, sand, rock, etc.) and equipment (tractors). 

SITE CHARACTERISTICS 
Site Size: 5.14 acres 

Surrounding Zoning; 
Land Uses: North: R1-A, residential development  

South: C-2, Lowery’s True Value 
East: R1-B, residential development  
West: CPDP with specific R1MH and C-2 Uses; undeveloped 

Current Zoning: R1-A (Residential) and C-2 (Highway Commercial)  

Future Land Use 
Map Designation: Commercial 
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Hernando County Planning Department Staff Report H-24-81 

F:\Rezonings\H-24-81 Lance Lowery\Staff Report\H-24-81 Staff Report.docx 2 

ENVIRONMENTAL REVIEW 
The petitioner shall be required with all appropriate Florida Fish and Wildlife Conservation 
Commission permitting requirements.  

UTILITIES REVIEW 
The Hernando County Utilities Department (HCUD) does not currently supply water or sewer 
service to these parcels. Water is available, sewer is potentially available. HCUD has no objection 
to the requested rezoning subject to a commercial connection to the central water and sewer 
system at time of building a habitual building or structure.  

Comments:  The requested rezoning will allow for the expansion of the existing Lowery’s 
Tru-Value and to develop outdoor and warehouse storage for the store. The 
petitioner shall coordinate with the Hernando County Utilities Department at 
the time of site development for any upgrades to the existing utilities 
connections for this expansion.  

ENGINEERING REVIEW 
The subject site is located immediately north of the existing Lowery’s True Value store, 
approximately 175’ north of Cortez Boulevard, bounded by Mondon Hill Road and Raley Road. 
The petitioner is proposing access from the northern side of the existing True Value parking lot 
and along Lovebird lane (west) and Raley Road (east). The County Engineer provided the 
following preliminary comments on the petitioner’s request:  

• This project lies within two watersheds, Bystre Lake and Croom, primarily Bystre Lake. 
The project lies primarily within Basin A1220, which is immediately downstream of Basin 
A1200. The BFE in basin A1200 is 67.23 and is directly influenced by Basin A1220. 
Properties on Eahnestock Street in Basin A1200 have experienced flooding during historic 
rainfall events. 

• Raley Road, Lovebird Lane, and Bertram Road will need to be improved to current 
Hernando County Facility Design Guideline standards to accommodate the use of the 
Truck traffic on those roads.  Raley Road will need to be improved to Mary Avenue, 
Lovebird Lane will need to be improved from the Southern Property Line to Bertram Road 
and Bertram Road will need to be improved from East of Lovebird Lane to Mondon Hill 
Road. 

• Demonstrate how trucks will be prevented from going south on Love Bird Lane.  
• Traffic Access Analysis is required, to include the existing True Value Store.  Any 

improvements identified by the Traffic Access Analysis will be the responsibility of the 
developer to install.  

• Must obtain a Southwest Florida Water Management District Environmental Resource 
Permit. May require combining parcels with the True Value parcel. 

Subsequent to discussions with petitioner, the Department of Public Works provided the additional 
clarifying comments:  
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Hernando County Planning Department Staff Report H-24-81 

F:\Rezonings\H-24-81 Lance Lowery\Staff Report\H-24-81 Staff Report.docx 3 

• All the roadways referenced within the application and master plan currently exist as local 
roadways. Improvements to Major Local Roadway standards is not possible, due to the 
current right of way constraints.    

• All referenced roadways currently have a paved 20-feet in width surface, which is 
acceptable to the County Engineer.   

• At the time of site development permitting, the petitioner shall demonstrate traffic 
directional measures to prevent trucks from going south on Love Bird Lane  

• The signage proposed should be sufficient; it is ultimately the responsibility of the design 
professional to design safe roadway infrastructure. The Department of Public Works 
reserves the right to provide additional comments at the time of construction drawings.  

LAND USE REVIEW 
Buffers  
The petitioner has proposed the following buffers for the subject site:  

• North (Adjacent to Residential):  10’  
• South (Adjacent to existing Lowery’s True Value): 5’ 
• East (Adjacent to Residential):  5’ 
• West (Adjacent to Residential):  5’  

Comments:  Hernando County LDR’s require that screening of outdoor storage from adjoining 
and contiguous properties by a wall, fence or other approved enclosures. 
Screening shall meet an eighty (80) percent opacity standard. Such screening shall 
be located behind the building line and shall have a minimum height of five (5) feet 
and maximum of eight (8) feet. In this instance, the primary use is storage, and the 
entire site must be fenced.  

The screening shall be required to meet the minimum landscaping and opacity 
standards of the Hernando County Land Development Regulations. 

Setbacks 
The petitioner has not identified setbacks for the placement of the storage buildings. If the master 
plan is approved, the petitioner shall be required to meet the following setback requirements for 
the perimeter of the site:  

• Front: 35’ 
• Side: 20’ 
• Rear: 35’ 

The petitioner has not requested a specific separation distance for the warehouses proposed for 
the site; if the master plan is approved, the buildings must be placed no closer than the Hernando 
County Fire Code allows.  

Lighting  
County LDRs require lighting that enhances the visual impact of the project on the community 
and to specifically address lighting intensity levels and glare accordingly. Commercial buildings 
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and projects shall be designed to provide safe, convenient and efficient lighting for pedestrians 
and vehicles. 

Comments:  If this project is approved, the petitioner should be required to provide full cutoff 
fixtures and retain all light on-site and prevent any light spillage onto neighboring 
properties. 

Landscape 
The petitioner shall meet the minimum requirements of Florida Friendly Landscaping™ 
publications and the Florida Yards and Neighborhoods Program for design techniques, principles, 
materials and plantings for required landscaping. 

Residential Protection Standards  
The property will be subject to the following Residential Protection Standards, in accordance with 
Appendix A, Article VIII, Section 6 

• There shall be no speakers or other sound equipment located within 100 feet of any single-
family residential district property line. 

• There shall be no buildings containing alcoholic beverage dispensation establishments, 
convenience stores, or automotive and truck repair establishments located within 100 feet 
of any single-family residential district property line. 

• No commercial activities which include customer entrances, drive-up windows, ordering 
boxes, or loading/unloading areas shall be allowed to operate between the hours of 12 
midnight and 7:00 a.m. within 100 feet of any single-family residential district property line. 

• No building within 100 feet of any single-family residential district property line shall be 
more than 20 feet in height. 

• All loading bays and loading docks must be a minimum of 100' from any single-
family residential district property line. Additionally, all loading bays and loading docks 
must be screened from view from the public right-of-way or single-family residential district 
property line. Screening may include landscape plantings, berms, fences or walls. 

• Air conditioning and/or other operational equipment must be oriented away from single 
family residentially zoned property or screened to minimize noise impacts and reduce 
visual incompatibility to the single family residentially zoned property. Screening may 
include landscape plantings, berms, fences or walls. 

COMPREHENSIVE PLAN REVIEW 
The subject site is within the Commercial Future Land Use classification with an existing, 
operational business on site. The proposed extension of the use to allow for warehouse and 
outdoor storage is consistent with the Comprehensive Plan.  

Future Land Use Element  

Future Land Use Map 
Strategy 1.04A(6):  The Commercial Category provides for commercial uses including 

products and services along major corridors and at roadway intersections 
to serve residents and visitors on both a localized and regionalized basis. 
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The Commercial Category recognizes existing commercial use corridors 
along U.S. Highway 19 and State Route 50 and existing and planned 
commercial nodes at intersections of arterial and/or collector roads. The 
Commercial Category includes small unmapped existing commercial 
properties. The Commercial Category also recognizes the ability to 
designate infill parcels for commercial use lying in proximity to and 
between, but not necessarily contiguous to, other existing commercially 
designated properties. Publicly owned lands along the commercial use 
corridors that are made available for surplus may be considered to have a 
Commercial designation, if the agency proceeds through the 
Comprehensive Plan Amendment process to amend the future land use 
map, in accordance with Section 163.3184, F.S. 

Commercial Category  
Objective 1.04G:  The Commercial Category allows primarily retail, office, and commercial 

service uses with an overall average gross floor area ratio of 0.35 but also 
includes limited industrial, recreational and institutional uses. Residential 
and mixed uses may be allowed subject to locational criteria and 
performance standards. 

Comments:  The site is immediately adjacent to the existing Lowery’s True Value store. 
The proposed use is consistent with the Commercial Category in the 
Comprehensive Plan and is an extension of the existing commercial uses 
in the area.  

FINDINGS OF FACT 
The request for a rezoning from R1-A (Residential) and C-2 (Highway Commercial) to PDP(GC) 
Planned Development Project (General Commercial) with a specific C-2 use for outdoor storage 
is appropriate as the request is consistent with the Comprehensive Plan, compatible with 
surrounding uses, and provides adequate residential protection for existing surrounding 
residential developments.  

NOTICE OF APPLICANT RESPONSIBILITY 
The rezoning process is a land use determination and does not constitute a permit for either 
construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 

The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 
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STAFF RECOMMENDATION 
It is recommended that the Planning and Zoning Commission recommend the Board of County 
Commissioners adopt a resolution approving the petitioner’s request for a Rezoning from R1-A 
(Residential) and C-2 (Highway Commercial) to PDP(GC) Planned Development Project (General 
Commercial) with a specific C-2 use for outdoor storage with the following performance 
conditions:  

1. The petitioner must obtain all permits from Hernando County and other applicable 
agencies and meet all applicable land development regulations, for either construction or 
use of the property, and complete all applicable development review processes. 

2. The petitioner shall be required with all appropriate Florida Fish and Wildlife Conservation 
Commission permitting requirements.  

3. The petitioner shall coordinate with the Hernando County Utilities Department at the time 
of site development for any upgrades to the existing utilities connections for this 
expansion. 

4. All the roadways referenced within the application and master plan currently exist as local 
roadways. Improvements to Major Local Roadway standards is not possible, due to the 
current right of way constraints.    

5. All referenced roadways currently have a paved 20-feet in width surface, which is 
acceptable to the County Engineer.   
 

6. At the time of site development permitting, the petitioner shall demonstrate traffic 
directional measures to prevent trucks from going south on Love Bird Lane  
 

7. The signage proposed should be sufficient; it is ultimately the responsibility of the design 
professional to design safe roadway infrastructure. The Department of Public Works 
reserves the right to provide additional comments at the time of construction drawings. 
 

8. The petitioner shall be required to provide the following minimum buffers for the site:  
• North (Adjacent to Residential):  10’  
• South (Adjacent to existing Lowery’s True Value):  5’ 
• East (Adjacent to Residential):  5’ 
• West (Adjacent to Residential):  5’  

 
In addition to the landscape buffers, the entire site must be fenced in accordance with the 
Hernando County land Development Regulations.  
 

9. The petitioner shall be required to meet the following setback requirements for the 
perimeter of the site:  

• Front: 35’ 
• Side: 20’ 
• Rear: 35’ 

 
10. Building separation shall meet or exceed fire prevention requirements.  
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11. The petitioner should be required to provide full cutoff fixtures and retain all light on-site 

and prevent any light spillage onto neighboring properties.  
 

12. The petitioner shall meet the minimum requirements of Florida Friendly Landscaping™ 
publications and the Florida Yards and Neighborhoods Program for design techniques, 
principles, materials and plantings for required landscaping. 
 

13. The petitioner shall be required to meet the following residential protection standards for 
the subject site:  
• There shall be no speakers or other sound equipment located within 100 feet of any 

single-family residential district property line. 
• There shall be no buildings containing alcoholic beverage dispensation 

establishments, convenience stores, or automotive and truck repair establishments 
located within 100 feet of any single-family residential district property line. 

• No commercial activities which include customer entrances, drive-up windows, 
ordering boxes, or loading/unloading areas shall be allowed to operate between the 
hours of 12 midnight and 7:00 a.m. within 100 feet of any single-
family residential district property line. 

• No building within 100 feet of any single-family residential district property line shall be 
more than 20 feet in height. 

• All loading bays and loading docks must be a minimum of 100' from any single-
family residential district property line. Additionally, all loading bays and loading docks 
must be screened from view from the public right-of-way or single-
family residential district property line. Screening may include landscape plantings, 
berms, fences or walls. 

• Air conditioning and/or other operational equipment must be oriented away from single 
family residentially zoned property or screened to minimize noise impacts and reduce 
visual incompatibility to the single family residentially zoned property. Screening may 
include landscape plantings, berms, fences or walls. 

 
14. The petitioner shall provide a revised plan in compliance with all the performance 

conditions within thirty (30) calendar days of BCC approval. Failure to submit the revised 
plan will result in no further development permits being issued. 
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   Planning and Zoning Commission: 
 

On June 9, 2025, the Planning and Zoning Commission voted 5-0 to recommend the 
Board of County Commissioners adopt a resolution approving the petitioner’s request for 
a rezoning from R1-A (Residential) and C-2 (Highway Commercial) to PDP(GC) Planned 
Development Project (General Commercial) with a specific C-2 use for outdoor storage with the 
following unmodified performance conditions: 

1. The petitioner must obtain all permits from Hernando County and other applicable 
agencies and meet all applicable land development regulations, for either construction or 
use of the property, and complete all applicable development review processes. 

2. The petitioner shall be required with all appropriate Florida Fish and Wildlife Conservation 
Commission permitting requirements.  

3. The petitioner shall coordinate with the Hernando County Utilities Department at the time 
of site development for any upgrades to the existing utilities connections for this 
expansion. 

4. All the roadways referenced within the application and master plan currently exist as local 
roadways. Improvements to Major Local Roadway standards is not possible, due to the 
current right of way constraints.    

5. All referenced roadways currently have a paved 20-feet in width surface, which is 
acceptable to the County Engineer.   
 

6. At the time of site development permitting, the petitioner shall demonstrate traffic 
directional measures to prevent trucks from going south on Love Bird Lane  
 

7. The signage proposed should be sufficient; it is ultimately the responsibility of the design 
professional to design safe roadway infrastructure. The Department of Public Works 
reserves the right to provide additional comments at the time of construction drawings. 
 

8. The petitioner shall be required to provide the following minimum buffers for the site:  
• North (Adjacent to Residential):  10’  
• South (Adjacent to existing Lowery’s True Value):  5’ 
• East (Adjacent to Residential):  5’ 
• West (Adjacent to Residential):  5’  

 
In addition to the landscape buffers, the entire site must be fenced in accordance with the 
Hernando County land Development Regulations.  
 

9. The petitioner shall be required to meet the following setback requirements for the 
perimeter of the site:  

• Front: 35’ 
• Side: 20’ 
• Rear: 35’ 

 
10. Building separation shall meet or exceed fire prevention requirements.  
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11. The petitioner should be required to provide full cutoff fixtures and retain all light on-site 
and prevent any light spillage onto neighboring properties.  
 

12. The petitioner shall meet the minimum requirements of Florida Friendly Landscaping™ 
publications and the Florida Yards and Neighborhoods Program for design techniques, 
principles, materials and plantings for required landscaping. 
 

13. The petitioner shall be required to meet the following residential protection standards for 
the subject site:  
• There shall be no speakers or other sound equipment located within 100 feet of any 

single-family residential district property line. 
• There shall be no buildings containing alcoholic beverage dispensation 

establishments, convenience stores, or automotive and truck repair establishments 
located within 100 feet of any single-family residential district property line. 

• No commercial activities which include customer entrances, drive-up windows, 
ordering boxes, or loading/unloading areas shall be allowed to operate between the 
hours of 12 midnight and 7:00 a.m. within 100 feet of any single-
family residential district property line. 

• No building within 100 feet of any single-family residential district property line shall be 
more than 20 feet in height. 

• All loading bays and loading docks must be a minimum of 100' from any single-
family residential district property line. Additionally, all loading bays and loading docks 
must be screened from view from the public right-of-way or single-
family residential district property line. Screening may include landscape plantings, 
berms, fences or walls. 

• Air conditioning and/or other operational equipment must be oriented away from single 
family residentially zoned property or screened to minimize noise impacts and reduce 
visual incompatibility to the single family residentially zoned property. Screening may 
include landscape plantings, berms, fences or walls. 

 
14. The petitioner shall provide a revised plan in compliance with all the performance 

conditions within thirty (30) calendar days of BCC approval. Failure to submit the revised 
plan will result in no further development permits being issued. 
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RESOLUTION NO. 2025 - _____ 
 
WHEREAS, Hernando County has adopted zoning regulations pursuant to Section 125.01(1) and 
Chapter 163, Florida Statutes, which authorize the County to regulate the use of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and 
 
WHEREAS, the Hernando County Board of County Commissioners (BOCC) conducted a duly 
advertised public hearing to consider the requested changes in zoning on the specified parcels in 
Hernando County, Florida, as more fully described below; 
 
NOW THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS 
OF HERNANDO COUNTY, FLORIDA, AS FOLLOWS: 
 
APPLICANT: Lance Lowery on behalf of Lowery’s True Value, LLC 
 
FILE NUMBER:  H-24-81 
 
REQUEST: Rezoning from R1-A (Residential) and C-2 (Highway Commercial) to PDP(GC) 

Planned Development Project (General Commercial) with a specific C-2 use for 
outdoor storage 

GENERAL  
LOCATION: Approximately 175’ north of Cortez Boulevard, bounded by Mondon Hill Road 

and Raley Road 
 
PARCEL KEY 
NUMBERS: 1181090, 1181081, 1181125, 822872 
 
REQUEST: Rezoning from R1-A (Residential) and C-2 (Highway Commercial) to PDP(GC) 

Planned Development Project (General Commercial) with a specific C-2 use for 
outdoor storage as enumerated in the BOCC Action, which is incorporated herein 
by reference and made a part hereof.  The representations contained in the 
rezoning application are incorporated herein by reference and made a part hereof 
and are relied upon by the County to be true and correct.  For purposes herein, it 
is presumed that all notice and advertising requirements have been satisfied. 

 
FINDINGS 
OF FACT: ALL of the facts and conditions set forth in the County’s staff memoranda and 

presented to the BOCC in connection with the public hearing in this matter are 
incorporated herein by reference and made a material part of this Resolution as 
integral to the BOCC’s Action.  The BOCC finds that the testimony and record 
supporting APPROVAL of the request to be credible and to constitute competent 
substantial evidence.  In further support thereof, the BOCC makes the following 
specific findings of fact: 

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses. 
 
CONCLUSIONS  
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

Florida Statutes.  Accordingly, after public hearing and testimony, being fully 
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advised in the record, and based upon competent substantial evidence, the BOCC 
makes the following specific conclusions of law: 

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses.  
 
ACTION: After notice and public hearing, based upon the record in this matter and ALL of 

the findings of fact and conclusions of law above, the BOCC hereby APPROVES 
Rezoning from R1-A (Residential) and C-2 (Highway Commercial) to PDP(GC) 
Planned Development Project (General Commercial) with a specific C-2 use for 
outdoor storage as set forth in the BOCC Action, which is incorporated herein by 
reference and made a part hereof.  Any requests, uses, variances or exceptions that 
were requested in connection with this rezoning application but not specifically 
approved herein are hereby deemed DENIED. 

 
ADOPTED IN REGULAR SESSION THE        DAY OF                         , 2025. 
 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

 
 
Attest: __________________________________ By: __________________________________ 
 Douglas A. Chorvat, Jr.  Brian Hawkins 
 Clerk of Circuit Court & Comptroller  Chairman 
 
 
 
(SEAL) 
 

APPROVED AS TO FORM AND LEGAL SUFFICIENCY 
 
By:  _____________________________________________ 

County Attorney’s Office 
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NOTICE OF PUBLIC HEARING
HERNANDO COUNry FLORIDA

PLANNING AND ZONING COMMISSION

The Planning and Zoning Commission of Hemando County, Flodda,
will hold a Public Hearing in the John Law Ayers County Commission
Chambers, Hemando County Govemment C€nter, 20 North Main
Street, Room 160, Brooksville, Florida on June 9, 2025. Thc meet.
lng strrts at 9100 AIll and the casoE wlll be heard thcreafter ln
tho order established whon the agcnda ls publl3hd.

BOARD OF COUNTY COMMISSIONERS

THE HERNANDO SUN; Pubtished Weekty

Brooksvitle HernandoCounty FLORIDA

PUBL15HER'S AFFIDAVIT OF PUBLICATION

STATE OF FLORIDA

COUNTY OF HERNANDO :

in the matter of
APPLICANT Southern Vatley Homes, LLC

was pubtished in said newspaper by print in the issue(s) of:

May 30, 2025

and/or by pubtication on the newspaper's pubticly avaitable website, if
authorized, on May 30, 2025

Affiant further says that the newspaper compties with att

tegat reguirements for pubtication in chapter 50, Ftorida

Statutes.

(Signature of Affiant)

Sworn to and subscribed before me

This 2nd day of June, 2025.

(Signature ) LISAM. MACNEIL
* * CommissbnltlH2Sa9TS

ExpkeeAgdl 19,2026

The Board of County Commissionors of Hemando County, Florida,
wlll hold a Public Hearing in the John Law Ayers County Commisslon
Chambers, Hemando County Govemment Center, 20 North Main
Street, Room 160, Brooksvitle, Florida, on August 5, 2025. The
maeting starts at 9:OO Ail and the carer wlll bc hcerd tharcafter
ln tho ordor..tabllshcd whon the Eoard rgonda ls publlshed.

Before the undersigned authority, Jutie B. MagLio, personalty appeared, *ho on f[E,l,".f$[ti*,
oath, says that she is Editor of the Hernando Sun, a weekty newspaper REoUESTa

pubtished at Brooksvitte in Hernando County, Ftorida, that the attached copy of
the advertisement, being a

NOTTCE OF PUBLTC HEARING GENERALLOCAION:

Southem Valley Homes, LLC
H-24-71
AR-2(Agricullural Residential 2) to
AC{Aoricultural Commercial)
Norih-side of Wiscon Road,'epproxi-
matetv 670' east of California Street
3r'5736

Lance Lowery
H-2441
Rezoning from R1-A (Residential) and
C-2 (Highway Cornmercial) to PDP(GC)
Planned Development Proiect (General
Commercial) with a specific C-2 use for
outdoor storaoe
Approximatsv 175' north of Cortez Bou-
levard, bounded by Mondon Hill Road
and Ralev Road.

PARCEL KEY NUMBER: 1 181090.'1 181 08 1, 1181125,822872

Moridien Devolopment LLC Mark Keschl
H-2442
Rezoning from PDP(SUlPlannEd
Dovelopment Project (Special Use) to
PDP(GcyPlanned Devdopment Proiect
(Genoral Commercial) with a Specific
C-2 use tor drive in restaurant with
deviations
Northsast com6r of Commercial Way
and Spring Hill Drive
411931

Arsanv 66th Street. LLC
H-25-01
Rezoning from AR-2 (AgriculturaliRes-
idential) to PDP(MF) Planned Devel-
opment Projecl (Multifamily), PDP(GC)
Planned Dev€lopment Proiect (General
Commercial), and PDP(SF)Planned
Development Proje<l (Single Family)
with deviations
Norrh of County Line Road, South ol
Pot O Gold Lane, approximately 1000'
west of the interseclion of County Line
Road and Suncoast Boulevard
1E9940, 189959

APPLICANT:
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICAN?
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT
FILE NUMBER:
REQUEST

GENERAL LOCATION:

PARCEL KEY NUMBER:

(Print, Type, or Stamp Corptissioned Name of Notary Public)/
Personatly known / or

produced identification_

Notice Continues on Page 2

Type of identification prod

Notice of Public Hearing - Southem Valley Homes, LLC Page 1 of 2
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GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT:
FILE NUMBE
REOUEST:

FILE NUMEER:
REQUESTI

APPLICANI
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUIi4BER:

H-25-O5
Rezonlng lrom AG (Agriailtural) lo PO-
P(GC) Plannod D€velopment Proiocl
wilh a Speclal Exceplion tor en Educe-
tional Fscilitu
NorlhrvBst cirnor of Citrus Wsy 6nd
Ponc6 D6 Leon Boulevad
332367

Sunnv Plnos of liernando LLC
t+2ub7
Re.Establlsh Mast8r Plan on Prop€tty
Zon€d Combined Planned D€velopment
Pror€ct wlth C2 and R1MH U566 and
d6vialions
Northwest com€r of SR 50 and Mondon
Hi[ Rosd
370360

Brinon and KaMa Cox
H-25-11
Rezofling frorn R-1 C (Resldental) to AR
(Aod.UlturauResid€rnral)
bolrbb frontaa€ on Yeltiw Froo Avo an l
Palmdel€ Roed
610173

H-7+12
Rezoning lrom C-4 (H€avy Highwey
Comm€rcial) to C2 (Highway CoiIL

Nodh sldo of Chambord Sl, 6pproxi-
mately 690 Feet from Sunshlns Grov6
Rd.
998870

GENERAL LOCATION:

PARCEL KEYNUMBERi

APPLICANT:
FILE NU[IBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

lnler6sled parli€s may app$r at tho m66ting and b€ h6ard on thes€
mstlefs, You are further advlsed lhal il a person decide8 10 appeal
any quasi.judlcial doclslon made by ihe 8oard, Agency orCom-
mission wilh resp€ct lo any matter considered at such headng or
lneeting, he or she will need a record of the proceeding, and that, for
such purpos€, he or sh6 may ne€d to onsuro that a verbatim record
ofthe proc6eding is mad6, which reclrd indud$ lhe tsstmony and
evldencs upon which the epp€6lis !o be based.

Docuftsntelroo may b€ rev,cwed by ths public al tho Hemando
County Plannlnq D€pertrnent, 1653 Blaise Drive, Brooksville, Florida
34601, b6tween the holrs of 7:30AM - 4:00 PM, Monday thrcugh
Fiday, legsl holidays oxc€pted or m6y be viewed 06o w63k pnor to
the m€etng via the County's website at wuw-hemandocounty.us -
follow the Boad Agendas end Minut66 link to th6 specllled public
h66ring.llyou should hav6 any additional quesUons regarding this is-
sue, please contsct lh€ Plannlng Dsparlmental planning@hemando-
county.us, 352-7:,44057, or ln witjng at: Hemendo County Planning
DeFrtment, 1653 Bleis€ Drive, Broohville, Florida 34601-

ln accodance wilh lhe AmeicaB with Disabililies Act, persons with
disabilit€s n€eding a spocial accommodation lo partidpete in flis
proc6edlng shdJld contscl Jesslca Wrlght, County Admlnlstratron
Building, 1 5470 Flighi Palh Drive Brooksvllle, FL 34604, lolephone
352-754-4002, no laterthanthree (3)day6 pdortolho proc€odings- lf
hearing impaired, please call 1400-676-3777 for assiEtanc€.

ls/ OmarDePablo
Devolopmenl Servic€s Director
H€msndo County Plenning DMsion

Published: May 30,2025

Notice of Public Hearing - Southern Valley Homes, LLC Page 2 of 2
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Meeting: 08/05/2025
Department: Planning

Prepared By: Dlnigro Nigro
Initiator: Omar DePablo

DOC ID: 16105
Legal Request Number: LR-2025-315-1

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Rezoning Petition Submitted by Alton B. Wingate for Property Located on Citrus Way (H2505)
TITLE

BRIEF OVERVIEW
Request:
Rezoning from AG (Agricultural) to PDP(GC)/Planned Development Project (General 
Commercial) with a Special Exception for an Educational Facility

General Location:
Northwest corner of Citrus Way and Ponce De Leon Boulevard

P&Z Action: 
On June 9, 2025, the Planning and Zoning Commission voted 5-0 to recommend the Board of 
County Commissioners approve the petitioner’s request for a rezoning from AG (Agricultural) 
to PDP(GC)/Planned Development Project (General Commercial) with a Special Exception for 
an Educational Facility.

FINANCIAL IMPACT
A matter of policy with no financial impact.

LEGAL NOTE
The Board has the authority to make the requested rezoning decision pursuant to Chapters 
125 and 163 Florida Statutes.  The Applicable Criteria for a Zoning District Amendment are 
contained in Appendix A (Zoning Code), Article VI.  The Applicable Criteria for a PDP are 
found in Appendix A (Zoning Code), Article VIII.  The Zoning District Amendment must be 
consistent with the Comprehensive Plan.

RECOMMENDATION
It is recommended that the Board adopt and approve the Chairman’s signature on the 
attached resolution approving the petitioner’s request for a rezoning from AG (Agricultural) to 
PDP(GC)/Planned Development Project (General Commercial) with a Special Exception for an 
Educational Facility with deviations and performance conditions.

Omar DePablo Escalated 06/30/2025   5:17 PM
KayMarie Griffith Approved 07/07/2025   5:32 PM
Michelle Miller Approved 07/08/2025   9:16 AM
Albert Bertram Approved 07/08/2025  10:57 AM
Pamela Hare Approved 07/09/2025   3:16 PM
Victoria Anderson Approved 07/09/2025   3:17 PM
Heidi Prouse Approved 07/10/2025  10:13 AM

REVIEW PROCESS

Page 1

147



Resolution (ID # 16105) Meeting of August 5, 2025

Toni Brady Approved 07/14/2025   9:41 AM
Jeffrey Rogers Approved 07/15/2025  10:08 PM
Colleen Conko Approved 07/16/2025  11:29 AM

Page 2
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HERNANDO COUNTY ZONING AMENDMENT PETITION

Address:
City
Phone:
Property owner's n mei (if not rhe applicant)

Company
Address:

tte
Phone:

HOME OWNERS ASSOCIATION:
,

E Yes E[No (if applicuble provide name)

Name

State: L

Date Stamp

o5lz5

File

APPLICANT NAME

REPRESENTATIVE/CONTACT NAME :

t

Contact Name:
Address: State:_ Ziy_

PROPERTY INFORMATION:
PARCEL(S)
SECTION TOWNSHIP a\ RANGE I 3

l.
2.

J.

4.
5.

6.

7.

8

9.

7\aiL4
Current zoning classification:
Desired zoning classit'ication :

Size ofarea covered by application e

Highway and street boundaries: C.ad C

Has a public hearing been held on this properry within the past twelve months? EI Yes Ell.lo
Will expert witness(es) be utilized during the public hearings? tr Yes dNo (If yes, identify on an attached list.)

Will additional time be required during the public hearing(s) and how much? E Yes Eflio (Time needed:

PROPERTY OWNER AFFIDIVAT

I, Al{0", 6. ul,,rqa{<
applicationandstateunaffinsubmittedwithinthis
beliefand are a rnatter ofpublic record, and that (check one):

! I am the owner of the property and am making this application OR
C I *rrthe owner of the property and am authorizing (applicant) :

, have thoroughly examined the instructions tbr filing this
petition are true and correct to the best of my knowledge and

a\d lepres entative, if app lic ab le ) :

to submit an application tbr the described property

x /b4'
Siguture of Properun Owner

STATE OF FLORIDA
COUNTY OF HERNANDO

Signature of Notary

Effective Date: I l/8/16 Last Revision: lllSl16

before me this Fr "rlrcz rybur , L1 ,ayday .20
who is personally known to me or as identification.

Notary Seal/Stamp

A. Nottry ?ubtic St.ta .r;t..ia.

ffi"t{is1dff.Jl:,;

Rezoning Application Form_l [-08-16.Docx Page I of I

Date: tZ[Zo\

/

City:

)

W. r-\
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Proposal

This application is to rezone one improved parcel located on the north\4.est corner of U.S.
98 and CR 491 (Citrus Way). The subject property is .4 acres and includes a structure which was
used as the Cannery for many years. Petitioner is the owner ofthe property and desires to rezone
the property for PDP-(GC) commercial uses, plus special authorization for a small private school
on the property. The property has had a commercial use tbr years, but it was owned by
Hemando County. and there was no commercial zoning in place. The prope(y is designated on
the future land use map as commercial.

Although the prope(y is located on both U.S. 98 (Ponce de Leon Blvd.) and CR 491
(Citrus Way). access shall remain from CR 491. The future land use on the north, south and
west is commercial. The property located east ofthe subject property is designated as
Commercial and CPDP. Zoning to the north and west is AG. Zoning to the south is split zoned
AG and PDP(GC) and to the east is split zoned AG and C- I . The maximum number of students
would be thirty (30). Drop off and pick-ups would be on the semi-circle drive, off Citrus Way
(CR 491 ) to the concrete entrance. Students and faculty would then walk to the building. There
would be graduated drop off times between 7 a.m. and l0 a.m. There is no proposed change to
the building other than cosmetic, such as, tloor coverings, paint, flowers, and a privacy fence
around the back yard. A copy of the survey/site plan is attached to the application and
incorporated herein by reference.

Petitioner requests rezoning of his property for the purpose stated above.

Site and Environmental Characteristics

The entire site is unimproved.

There are no known endangered or protected species on site.

Site Plan

There is no specific use contemplated other than possibly a small private school within
the footprint ofthe existing building. The existing roadway network is capable of
accommodating this request. and there will not be upgrades to any signals or roadway network
due to this request.

Water and sewer lor this site is not available from a public provider.

Conclusion

This proposal will be consistent with historical use ofthe property. and everything around
it contemplates commercial uses. The proposed use will not be adverse to the public. We request
approval of this rezoning petition.

REVISED NARRAI'IVE _ ALTON B. WINGAT'B
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission: June 9, 2025 
Board of County Commissioners: August 5, 2025 

APPLICANT: Alton B. Wingate 

FILE NUMBER:  H-25-05 

REQUEST: Rezoning from AG (Agricultural) to PDP(GC) Planned Development 
Project (General Commercial) with a Special Exception Use for an 
Educational Facility with Deviations 

GENERAL 
LOCATION: Northwest corner of Citrus Way and Ponce De Leon Boulevard 

PARCEL KEY 
NUMBER: 332367 

APPLICANT’S REQUEST 

The petitioner is requesting a rezoning of the subject property from AG (Agricultural) to PDP(GC) 
Planned Development Project (General Commercial) with a Special Exception Use for an 
educational facility. The facility would serve K-8 grades, with a maximum enrollment of 30 
students. 

There are no proposed changes to the external building footprint.  The petitioner is proposing 
interior cosmetic changes such as floor coverings, paint, and the addition of a privacy fence in the 
rear of the property.  

SITE CHARACTERISTICS 
Site Size: 0.40 acres 

Surrounding Zoning & 
Land Uses: North: AG (Agriculture); Single Family 

South: AG (Agriculture); Undeveloped 
East: AG (Agriculture); Single Family 
West: PDP(GC) Planned Development Project (General 

Commercial with C2 use) 

Current Zoning: AG (Agriculture) 

Future Land Use                
Map Designation: Commercial 
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ENVIRONMENTAL REVIEW 
 
The petitioner shall be required to comply with all applicable Southwest Florida Water 
Management District, Florida Fish and Wildlife Conservation Commission, and Florida 
Department of Environmental Protection permitting requirements at the time of commercial 
remodel permit application. 

UTILITIES REVIEW 

Hernando County Utilities Department (HCUD) does not currently supply water or sewer service 
to this parcel. Water and sewer service are not available. HCUD has no objection to the zoning 
change from AG(Agriculture) to PDP(GC) Planned Development Project (General Commercial). 
HCUD also has no objection to the Special Exception for a small private school on parcel.  

Comment: The parcel shall be subject to Health Department approval of any upgrades that 
may be required for the existing onsite sewage treatment and disposal system. 

ENGINEERING REVIEW:  
The subject property is located on the northwest corner of Citrus Way and Ponce De Leon 
Boulevard. The petitioner has indicated using the existing driveway to Citrus Way with no 
proposed changes. The County Engineering Department has reviewed the petitioner’s request 
and provided the following comments: 
 

• Provide the Trip Generation information to the Department of Public Works prior to the 
submission of the commercial remodel permit to determine the need for a Traffic Access 
Analysis. 
 

• Citrus Way is a Collector Radway; therefore, as sidewalk is required. 

• Improve driveway apron to commercial standards in accordance with the Hernando 
County Facility Design Guidelines. 
 

• Driveway apron work in the right of way requires a Right of Way use permit. 
 

•  The petitioner must demonstrate access to the site park and parking. This shall be 
demonstrated in a revised master plan. 
 

• US-98 (Ponce De Leon Boulevard) is with the jurisdiction of FDOT/Florida Dept. of 
Transportation. Access Management, Right-of-Way use, and Drainage permit(s) are 
required from FDOT/Florida Dept. of Transportation prior to the submission of the building 
remodel permit application to Hernando County. 

 
• FDOT/Florida Dept. of Transportation may require a sidewalk along US-98 (Ponce De 

Leon). Confirmation with FDOT is required prior to the submission of the building remodel 
permit application to Hernando County. 
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LAND USE REVIEW 
The petitioner proposes to convert the existing Cannery building to a private Educational Facility. 
The facility would serve K-8 grades with a maximum enrollment of 30 students. There are no 
proposed structural changes to the exterior of the building. 
 
Historic Preservation 
Staff has been in contact with the Florida Division of Historical Resources (FDHR) for the 
requirements regarding the proposed rezoning to the historic site.  The finding is pending a 
response from FDHR. 
 
Building Setbacks 
Existing Commercial Building Setbacks: 

• Front (Citrus Way):        52.4’    (Deviation from 75’) 
• Side:                    15.66'   (Deviation from 20’) 
• Rear:                   35'        
• Side (US-98):                 36.13’  (Deviation from 125’) 

 
Comments: The existing building existed prior to current Land Development Regulations, 

therefore the exiting setbacks are being memorialized herein through deviations. 
The petitioner has indicated that there will be no changes to the building footprint   
through this rezoning.  

 
Buffers:  
The buffer shall consist of a minimum five-foot landscaped separation distance. The multifamily 
or nonresidential use located on such lot shall be permanently screened from the adjoining and 
contiguous properties by a wall, fence, and/or approved enclosures. Such screening shall have a 
minimum height of five (5) [feet] and a maximum height of eight (8) feet, or an evergreen hedge 
with a minimum height of five (5) feet at the time of planting. 
 
Landscaping: 
The petitioner shall meet the minimum requirements of Florida Friendly Landscaping™ 
publications for design techniques, principles, materials, and plantings for required landscaping. 
 
Lighting: 
The petitioner has not indicated any provisions for lighting of the subject property. If approved, 
the petitioner shall meet the minimum requirements of county LDRs and shall provide full cutoff 
fixtures and retain all light on-site and prevent any light spillage onto neighboring parcels. 
 
Parking:  
County Land Development Regulations (LDRs) require a minimum of 1.0 parking space per staff 
and three (3) spaces for visitor parking. 
 
Comment: The petitioner shall meet the minimum parking requirements of the County LDRs. 
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COMPREHENSIVE PLAN REVIEW 
 
The subject property is located within the Commercial Land use classification on the adopted 
Future Land Use Map. 
 

Future Land Use Map, Commercial Category  

Objective 1.04G: The Commercial Category allows primarily retail, office, and 
commercial service uses with an overall average gross floor area ratio 
of 0.35 but also includes limited industrial, recreational, and 
institutional uses. Residential and mixed uses may be allowed subject 
to locational criteria and performance standards.  

Strategy 1.04G(1): Commercial development as envisioned on the Future Land Use Map 
is intended primarily for locations at major intersections and along 
major corridors where service to local and regional markets are 
enhanced by transportation patterns. New commercial zoning is 
directed to these mapped areas. Commercial areas that are not 
mapped but are allowed under this Future Land Use Category include 
neighborhood commercial and specialty commercial uses as 
described in this Plan, commercial approved as part of mixed-use 
developments, commercial designated by planned development 
districts, the infill development of existing commercial areas, 
commercial areas extending from designated commercial nodes, and 
pre-existing commercially developed and designated areas. Frontage 
roads and cross-access between commercial uses is required where 
needed in accordance with the provisions of this Plan and adopted 
land development regulations. 

Comments: The subject site is within an existing commercial future land use 
designation and directly fronts a major arterial roadway. The  intended 
use is for an educational facility and is consistent with the 
Comprehensive Plan. 

FINDINGS OF FACT 
A rezoning from AG (Agricultural) to Planned Development Project (General Commercial) with a 
Special Exception for an educational facility with deviations is appropriate based on the following: 
 

The request is consistent with the County’s adopted Comprehensive Plan and is compatible 
with the surrounding land uses subject to compliance with all performance conditions. 

NOTICE OF APPLICANT RESPONSIBILITY 
The rezoning process is a land use determination and does not constitute a permit for either 
construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 
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The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 

STAFF RECOMMENDATION 

It is recommended that the Planning and Zoning Commission recommend the Board of County 
Commissioners adopt a resolution approving the petitioner’s request for a rezoning from 
AG(Agricultural) to PDP(GC)/Planned Development Project (General Commercial) with a Special 
Exception for an Educational Facility with deviations and the following performance conditions: 

1. The petitioner shall obtain all permits from Hernando County and other applicable 
agencies and meet all applicable land development regulations, for either construction 
or use of the property, and complete all applicable development review processes. 
 

2. The petitioner shall provide a 5’ buffer around the property abutting adjacent parcels 
to meet the requirements of current County LDRs 

 
3. Minimum Commercial Building Setbacks: 
 Front (Citrus Way):        52.4’    (Deviation from 75’) 
 Side:                              15.66'   (Deviation from 20’) 
 Rear:                               35'       (No Deviation) 
 Side (US 98):                 36.13’  (Deviation from 125’) 
 
4. The petitioner has not indicated that there shall be external security lighting.  Should 

there be lighting, all onsite lighting shall provide full cutoff fixtures and retain all light 
on site to prevent any light spillage onto neighboring properties. Security lighting shall 
be shielded from the neighboring residential use. 

 
5. The petitioner shall meet the minimum requirements of Florida Friendly Landscaping™ 

publications for design techniques, principles, materials, and plantings for required 
landscaping.   

 
6. A Traffic analysis is required at the time of development. Any improvements identified 

by the Traffic Access Analysis shall be the responsibility of the developer. 
 

7. A sidewalk is required along Citrus Way, which is a Collector Roadway. 
 

8. Any driveway apron must be improved to meet County Commercial Driveway 
Standards. 

 
9. Driveway apron work in the right-of-way requires a Right -of-Way use permit. 

 
10. The petitioner shall demonstrate access to the site and parking 
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11. The petitioner shall coordinate with the Florida Department of Transportation and 
obtain all appropriate permits, including access management right of way use, and 
drainage, for US Highway 98 (Ponce De Leon Boulevard) 

 
12. The petitioner shall coordinate with the Florida Department of Transportation for any 

sidewalk construction requirements along US-98 (Ponce De Leon Boulevard) 
 

13.  FDOT may require a sidewalk along US-98(Ponce De Leon Boulevard)  
 

14. The petitioner shall be required to comply with all applicable Southwest Florida   Water 
Management District, Florida Fish and Wildlife Conservation Commission, and Florida 
Department of Environmental Protection permitting requirements. 

 
15.  The parcel shall be subject to the Health Department approval of any upgrades that 

may be required for the existing onsite sewage treatment and disposal system. 
 

16.  The petitioner shall apply for a commercial remodel permit to include all site 
development requirements, prior to utilizing the site as a school. 
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Planning and Zoning Commission: 
 
On June 9, 2025, the Planning and Zoning Commission voted 5-0 to recommend the Board of 
County Commissioners recommend the petitioners request for a rezoning from AG(Agricultural) 
to PDP(GC)/Planned Development Project (General Commercial) with a Special Exception for an 
Educational Facility. 
 

1. The petitioner shall obtain all permits from Hernando County and other applicable 
agencies and meet all applicable land development regulations, for either construction 
or use of the property, and complete all applicable development review processes. 
 

2. The petitioner shall provide a 5’ buffer around the property abutting adjacent parcels 
to meet the requirements of current County LDRs 

 
3. Minimum Commercial Building Setbacks: 
 Front (Citrus Way):        52.4’  (Deviation from 75’) 
 Side:                              15.66’ (Deviation from 20’) 
 Rear:                               35'     (No Deviation) 
 Side (US 98):                 36.13’ (Deviation from 125’) 
 
4. The petitioner has not indicated that there shall be external security lighting.  Should 

there be lighting, all onsite lighting shall provide full cutoff fixtures and retain all light 
on site to prevent any light spillage onto neighboring properties. Security lighting shall 
be shielded from the neighboring residential use. 

 
5. The petitioner shall meet the minimum requirements of Florida Friendly Landscaping™ 

publications for design techniques, principles, materials, and plantings for required 
landscaping.   

 
6. A Traffic analysis is required at the time of development. Any improvements identified 

by the Traffic Access Analysis shall be the responsibility of the developer. 
 

7. A sidewalk is required along Citrus Way, which is a Collector Roadway. 
 

8. Any driveway apron must be improved to meet County Commercial Driveway 
Standards. 

 
9. Driveway apron work in the right-of-way requires a Right -of-Way use permit. 

 
10. The petitioner shall demonstrate access to the site and parking 
 
11. The petitioner shall coordinate with the Florida Department of Transportation and 

obtain all appropriate permits, including access management right of way use, and 
drainage, for US Highway 98 (Ponce De Leon Boulevard) 

 
12. The petitioner shall coordinate with the Florida Department of Transportation for any 

sidewalk construction requirements along US-98 (Ponce De Leon Boulevard) 
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13.  FDOT may require a sidewalk along US-98(Ponce De Leon Boulevard)  

 
14. The petitioner shall be required to comply with all applicable Southwest Florida   Water 

Management District, Florida Fish and Wildlife Conservation Commission, and Florida 
Department of Environmental Protection permitting requirements. 

 
15.  The parcel shall be subject to the Health Department approval of any upgrades that 

may be required for the existing onsite sewage treatment and disposal system. 
 

16.  The petitioner shall apply for a commercial remodel permit to include all site 
development requirements, prior to utilizing the site as a school. 
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RESOLUTION NO. 2025 - _____ 
 
WHEREAS, Hernando County has adopted zoning regulations pursuant to Section 125.01(1) and 
Chapter 163, Florida Statutes, which authorize the County to regulate the use of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and 
 
WHEREAS, the Hernando County Board of County Commissioners (BOCC) conducted a duly 
advertised public hearing to consider the requested changes in zoning on the specified parcels in 
Hernando County, Florida, as more fully described below; 
 
NOW THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS 
OF HERNANDO COUNTY, FLORIDA, AS FOLLOWS: 
 
APPLICANT: Alton B. Wingate 
 
FILE NUMBER:  H-25-05 
 
REQUEST: Rezoning from AG (Agricultural) to PDP(GC) Planned Development Project 

(General Commercial) with a Special Exception Use for an Educational Facility 
with Deviations 

GENERAL  
LOCATION: Northwest corner of Citrus Way and Ponce De Leon Boulevard 
 
 
PARCEL KEY 
NUMBERS: 332367 
 
REQUEST: Rezoning from AG (Agricultural) to PDP(GC) Planned Development Project 

(General Commercial) with a Special Exception Use for an Educational Facility 
with Deviations as enumerated in the BOCC Action, which is incorporated herein 
by reference and made a part hereof.  The representations contained in the 
rezoning application are incorporated herein by reference and made a part hereof 
and are relied upon by the County to be true and correct.  For purposes herein, it 
is presumed that all notice and advertising requirements have been satisfied. 

 
FINDINGS 
OF FACT: ALL of the facts and conditions set forth in the County’s staff memoranda and 

presented to the BOCC in connection with the public hearing in this matter are 
incorporated herein by reference and made a material part of this Resolution as 
integral to the BOCC’s Action.  The BOCC finds that the testimony and record 
supporting APPROVAL of the request to be credible and to constitute competent 
substantial evidence.  In further support thereof, the BOCC makes the following 
specific findings of fact: 

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses. 
 
CONCLUSIONS  
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

Florida Statutes.  Accordingly, after public hearing and testimony, being fully 
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advised in the record, and based upon competent substantial evidence, the BOCC 
makes the following specific conclusions of law: 

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses.  
 
ACTION: After notice and public hearing, based upon the record in this matter and ALL of 

the findings of fact and conclusions of law above, the BOCC hereby APPROVES 
Rezoning from AG (Agricultural) to PDP(GC) Planned Development Project 
(General Commercial) with a Special Exception Use for an Educational Facility 
with Deviations as set forth in the BOCC Action, which is incorporated herein by 
reference and made a part hereof.  Any requests, uses, variances or exceptions that 
were requested in connection with this rezoning application but not specifically 
approved herein are hereby deemed DENIED. 

 
ADOPTED IN REGULAR SESSION THE        DAY OF                         , 2025. 
 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

 
 
Attest: __________________________________ By: __________________________________ 
 Douglas A. Chorvat, Jr.  Brian Hawkins 
 Clerk of Circuit Court & Comptroller  Chairman 
 
 
 
(SEAL) 
 

APPROVED AS TO FORM AND LEGAL SUFFICIENCY 
 
By:  _____________________________________________ 

County Attorney’s Office 
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NOTICE OF PUBLIC HEARING
HERNANDO COUNry FLORIDA

PLANNING AND ZONING COMMISSION

The Planning and Zoning Commission of Hemando County, Flodda,
will hold a Public Hearing in the John Law Ayers County Commission
Chambers, Hemando County Govemment C€nter, 20 North Main
Street, Room 160, Brooksville, Florida on June 9, 2025. Thc meet.
lng strrts at 9100 AIll and the casoE wlll be heard thcreafter ln
tho order established whon the agcnda ls publl3hd.

BOARD OF COUNTY COMMISSIONERS

THE HERNANDO SUN; Pubtished Weekty

Brooksvitle HernandoCounty FLORIDA

PUBL15HER'S AFFIDAVIT OF PUBLICATION

STATE OF FLORIDA

COUNTY OF HERNANDO :

in the matter of
APPLICANT Southern Vatley Homes, LLC

was pubtished in said newspaper by print in the issue(s) of:

May 30, 2025

and/or by pubtication on the newspaper's pubticly avaitable website, if
authorized, on May 30, 2025

Affiant further says that the newspaper compties with att

tegat reguirements for pubtication in chapter 50, Ftorida

Statutes.

(Signature of Affiant)

Sworn to and subscribed before me

This 2nd day of June, 2025.

(Signature ) LISAM. MACNEIL
* * CommissbnltlH2Sa9TS

ExpkeeAgdl 19,2026

The Board of County Commissionors of Hemando County, Florida,
wlll hold a Public Hearing in the John Law Ayers County Commisslon
Chambers, Hemando County Govemment Center, 20 North Main
Street, Room 160, Brooksvitle, Florida, on August 5, 2025. The
maeting starts at 9:OO Ail and the carer wlll bc hcerd tharcafter
ln tho ordor..tabllshcd whon the Eoard rgonda ls publlshed.

Before the undersigned authority, Jutie B. MagLio, personalty appeared, *ho on f[E,l,".f$[ti*,
oath, says that she is Editor of the Hernando Sun, a weekty newspaper REoUESTa

pubtished at Brooksvitte in Hernando County, Ftorida, that the attached copy of
the advertisement, being a

NOTTCE OF PUBLTC HEARING GENERALLOCAION:

Southem Valley Homes, LLC
H-24-71
AR-2(Agricullural Residential 2) to
AC{Aoricultural Commercial)
Norih-side of Wiscon Road,'epproxi-
matetv 670' east of California Street
3r'5736

Lance Lowery
H-2441
Rezoning from R1-A (Residential) and
C-2 (Highway Cornmercial) to PDP(GC)
Planned Development Proiect (General
Commercial) with a specific C-2 use for
outdoor storaoe
Approximatsv 175' north of Cortez Bou-
levard, bounded by Mondon Hill Road
and Ralev Road.

PARCEL KEY NUMBER: 1 181090.'1 181 08 1, 1181125,822872

Moridien Devolopment LLC Mark Keschl
H-2442
Rezoning from PDP(SUlPlannEd
Dovelopment Project (Special Use) to
PDP(GcyPlanned Devdopment Proiect
(Genoral Commercial) with a Specific
C-2 use tor drive in restaurant with
deviations
Northsast com6r of Commercial Way
and Spring Hill Drive
411931

Arsanv 66th Street. LLC
H-25-01
Rezoning from AR-2 (AgriculturaliRes-
idential) to PDP(MF) Planned Devel-
opment Projecl (Multifamily), PDP(GC)
Planned Dev€lopment Proiect (General
Commercial), and PDP(SF)Planned
Development Proje<l (Single Family)
with deviations
Norrh of County Line Road, South ol
Pot O Gold Lane, approximately 1000'
west of the interseclion of County Line
Road and Suncoast Boulevard
1E9940, 189959

APPLICANT:
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICAN?
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT
FILE NUMBER:
REQUEST

GENERAL LOCATION:

PARCEL KEY NUMBER:

(Print, Type, or Stamp Corptissioned Name of Notary Public)/
Personatly known / or

produced identification_

Notice Continues on Page 2

Type of identification prod

Notice of Public Hearing - Southem Valley Homes, LLC Page 1 of 2
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GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT:
FILE NUMBE
REOUEST:

FILE NUMEER:
REQUESTI

APPLICANI
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUIi4BER:

H-25-O5
Rezonlng lrom AG (Agriailtural) lo PO-
P(GC) Plannod D€velopment Proiocl
wilh a Speclal Exceplion tor en Educe-
tional Fscilitu
NorlhrvBst cirnor of Citrus Wsy 6nd
Ponc6 D6 Leon Boulevad
332367

Sunnv Plnos of liernando LLC
t+2ub7
Re.Establlsh Mast8r Plan on Prop€tty
Zon€d Combined Planned D€velopment
Pror€ct wlth C2 and R1MH U566 and
d6vialions
Northwest com€r of SR 50 and Mondon
Hi[ Rosd
370360

Brinon and KaMa Cox
H-25-11
Rezofling frorn R-1 C (Resldental) to AR
(Aod.UlturauResid€rnral)
bolrbb frontaa€ on Yeltiw Froo Avo an l
Palmdel€ Roed
610173

H-7+12
Rezoning lrom C-4 (H€avy Highwey
Comm€rcial) to C2 (Highway CoiIL

Nodh sldo of Chambord Sl, 6pproxi-
mately 690 Feet from Sunshlns Grov6
Rd.
998870

GENERAL LOCATION:

PARCEL KEYNUMBERi

APPLICANT:
FILE NU[IBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

lnler6sled parli€s may app$r at tho m66ting and b€ h6ard on thes€
mstlefs, You are further advlsed lhal il a person decide8 10 appeal
any quasi.judlcial doclslon made by ihe 8oard, Agency orCom-
mission wilh resp€ct lo any matter considered at such headng or
lneeting, he or she will need a record of the proceeding, and that, for
such purpos€, he or sh6 may ne€d to onsuro that a verbatim record
ofthe proc6eding is mad6, which reclrd indud$ lhe tsstmony and
evldencs upon which the epp€6lis !o be based.

Docuftsntelroo may b€ rev,cwed by ths public al tho Hemando
County Plannlnq D€pertrnent, 1653 Blaise Drive, Brooksville, Florida
34601, b6tween the holrs of 7:30AM - 4:00 PM, Monday thrcugh
Fiday, legsl holidays oxc€pted or m6y be viewed 06o w63k pnor to
the m€etng via the County's website at wuw-hemandocounty.us -
follow the Boad Agendas end Minut66 link to th6 specllled public
h66ring.llyou should hav6 any additional quesUons regarding this is-
sue, please contsct lh€ Plannlng Dsparlmental planning@hemando-
county.us, 352-7:,44057, or ln witjng at: Hemendo County Planning
DeFrtment, 1653 Bleis€ Drive, Broohville, Florida 34601-

ln accodance wilh lhe AmeicaB with Disabililies Act, persons with
disabilit€s n€eding a spocial accommodation lo partidpete in flis
proc6edlng shdJld contscl Jesslca Wrlght, County Admlnlstratron
Building, 1 5470 Flighi Palh Drive Brooksvllle, FL 34604, lolephone
352-754-4002, no laterthanthree (3)day6 pdortolho proc€odings- lf
hearing impaired, please call 1400-676-3777 for assiEtanc€.

ls/ OmarDePablo
Devolopmenl Servic€s Director
H€msndo County Plenning DMsion

Published: May 30,2025

Notice of Public Hearing - Southern Valley Homes, LLC Page 2 of 2
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Meeting: 08/05/2025
Department: Planning

Prepared By: Dlnigro Nigro
Initiator: Omar DePablo

DOC ID: 16107
Legal Request Number: LR-2025-315-1

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Rezoning Petition Submitted by Britton Cox and Kayla Cox for Property Located on Yellow 
Frog Avenue (H2511)

TITLE

BRIEF OVERVIEW
Request:
Rezoning from R-1C (Residential) to AR (Agricultural/Residential)

General Location:
Double frontage on Yellow Frog Avenue and Palmdale Road

P&Z Action: 
On June 9, 2025, the Planning and Zoning Commission voted 5-0 to recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a rezoning 
from R-1C (Residential) to AR (Agricultural/Residential).

FINANCIAL IMPACT
A matter of policy and no financial impact.

LEGAL NOTE
The Board has the authority to make the requested rezoning decision pursuant to Chapters 
125 and 163 Florida Statutes.  The Applicable Criteria for a Zoning District Amendment are 
contained in Appendix A (Zoning Code), Article VI.  The Zoning District Amendment must be 
consistent with the Comprehensive Plan.

RECOMMENDATION
It is recommended that the Board adopt and authorize the Chairman’s signature on the 
attached resolution approving the petitioner’s request for a rezoning from R-1C (Residential) to 
AR (Agricultural/Residential) in accordance with staff report.

Omar DePablo Escalated 07/21/2025   5:18 PM
KayMarie Griffith Escalated 07/23/2025  10:42 AM
Omar DePablo Escalated 07/23/2025   2:50 PM
KayMarie Griffith Approved 07/23/2025   3:47 PM
Michelle Miller Approved 07/24/2025   8:04 AM
Albert Bertram Approved 07/24/2025   9:46 AM
Pamela Hare Approved 07/24/2025  11:29 AM
Jon Jouben Approved 07/30/2025   9:39 AM
Heidi Prouse Approved 07/30/2025  10:08 AM
Toni Brady Approved 07/30/2025   3:42 PM
Jeffrey Rogers Approved 07/30/2025   5:04 PM

REVIEW PROCESS

Page 1
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Resolution (ID # 16107) Meeting of August 5, 2025

Colleen Conko Approved 07/30/2025   5:11 PM

Page 2
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IIERNANDO COUNTY ZONING AMENDMENT PETITION

o R to

Application to Change aZoning Classification

Application request kheck one)i

Rezoning [.. Standard tr PDP

Master PIan E New E Revised

PSFOD E Communication Tower E Other
PRINT OR TYPE ALL INFORMATION

Date: L/L6/A
I

Address

Phone L,

FileNo. H-T?ll orfi.iulDu,. Stamp:

RECEIVED
: FEB 2 g 2025 

':,

Hemando County &veloprnent Services
zoning Division

7-
'l

City:

Property owner's name: (if not the appticant)

APPLICANT NAME

REPRESENTATIYE/CONTACT NAME
Company Name
Address:

Qta+p. ZipCity:
Phone: Fmail

HOME OWNERS ASSOCIATION: E Yes [No lfapplicable provide name)

Contact Name:
Address:

PROPERTY INFORMATION:

State:_

l.
2.
3.

4.
5.

6.

7.

8

9.

PARCEL(S) KEY NUMBER(S):
SECTION TOWNSHIP 2f
Current zoning classifi cation:
Desired zoning classiltcation:
Size of area covered by application:
Highway and street boundaries:

Has a public hearing been held on this property within the past twelve months? E Yes

Will expert witness(es) be utilized during the public hearings? E Yes

Will additional time be required during the public hearing(s) and how much? E Yes

I
RANGE

No
(No 1tf y"r, identify on an attached list.)

frNo 1ti-" needed:-)
PROPERTY OWNER AFFIDIVAT

t, ArWOrt COV + l<o"rl^ CO, , have thoroughly examined the instructions for filing this

application and state and affirm that all inform'ation submitted within this petition are true and correct to the best of my knowledge and

'"ff and are a matter ofpublic record, and that (check one):

I am the owner of the property and am making this application OR

tr I am the owner of the property and am authorizing (applicant)

a:nd lrepresentative, if appl icab te)

to submit an application for the described property

STATE OF FLORIDA
COANTY OF HERNANDO

instrument was acknow before me this Yr1 c F(bruarc4 ,zo Z{,ay

of

Effective Date

otary Public

: lllSl16 Last Revision: lllSl16

as identification.

Seal/Stamp

PAIIEAST'IIJVAN
MYCoilUtsStoN I HH 53306

EIPRE$:Argdlt,AlA

Rezoning Application Form_l l-08-l6.Docx

who to me or produced

Page I of I

DO

t(
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REZONING APPLICATION AND EXPLANATION

101 54 YELLOW FROG AVENUE

BRITTON AND KAYLA COX

We appreciate you taking the time to review and evaluate our application. Since my wife
and I first started dating, we have yearned to own a plot of land. With the freedoms that
our ancestors fought so hard and diligently for we now want to be self-sufficient by

raising our own livestock on our own property. We have read and agree to the zoning
and property rights and restrictions set forth within the zoning guidelines, and we are

submitting our application in the hopes of being granted the ability to have a few
animals on our land, as permitted by the agricultural residential zoning, Being able to
produce our own food for personal consumption means a lot to myself and my family.
With the high cost of groceries and the added ingredients in food, that was never meant
for human consumption, it has opened our eyes to realize that God has blessed us with
the opportunity to utilize this land for the good and growth of our family. To be healthy,
to be self-sufficient, to be self-sustaining and to teach our children and others how to do
the same for their future and families.

Our community is surrounded by areas of AG land, and tracts smaller and similar in size

to our 2.4 acres have already been rezoned to AR (Key #'s 679263, 679236,656230,
656258, etc.).

We hope this application and explanation for rezoning gives you a good idea of the
reasons now and into the future as to why this means so much to us and pray we will be
granted with the zoning rights to utilize our property in a self sustaining way that we see

fit for us and our family.

Thank you and God Bless,

Britton and Kayla Cox
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F:\Rezonings\H-25-11 Britton And Kayla Cox\Staff Report\H2511 Staff Report.Docx 1 

STAFF REPORT 

HEARINGS: Planning & Zoning Commission: June 9, 2025 
 Board of County Commissioners: August 5, 2025 

APPLICANT: Britton and Kayla Cox 

FILE NUMBER:  H-25-11 

REQUEST: Rezoning from R-1C (Residential) to AR (Agricultural/Residential) 

GENERAL 
LOCATION: Double frontage on Yellow Frog Ave and Palmdale Road 

PARCEL KEY 
NUMBER: 610173 

APPLICANT’S REQUEST 
The petitioner is requesting to rezone their 2.4-acre parcel from R-1C (Residential) to AR 
(Agricultural/Residential). The petitioner has indicated a desire to utilize their properties for 
livestock and for other agricultural benefits. The subject site is in the Royal Highlands Subdivision 
area where several other properties have been rezoned to AR (Agricultural/Residential).  

SITE CHARACTERISTICS 
Site Size: 2.4 acres 

Surrounding Zoning & 
Land Uses: North: R-1C; Single-family 

South: R-1C; Single-family 
East: R-1C; Single-family 
West: R-1C; Single-family 

Current Zoning: R-1C (Residential) 

Future Land Use               Rural 
Map Designation:  

UTILITIES REVIEW 

The Hernando County Utilities Department does not currently supply water or wastewater service 
to this parcel. Water and wastewater services are not available. HCUD has no objection to the 
requested zoning change from R-1C (Residential) to AR (Agricultural/Residential) to allow farm 
animals on property, subject to Health Department approval of any upgrades that may be required 
for the existing onsite sewage treatment and disposal system.  
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Hernando County Planning Department Staff Report H-25-11 

F:\Rezonings\H-25-11 Britton And Kayla Cox\Staff Report\H2511 Staff Report.Docx 2 

ENGINEERING REVIEW 
This property is in Royal Highlands with double frontage on Yellow Frog Avenue and Palmdale 
Road. This project lies within the Chassahowitzka watershed, in basins K1000 and -090. The BFE 
is 9.7 in basin -1000, and 10.0 in basin -1090 in NAVD 88. The parcel elevation ranges from 19 
to 10.  

The County Engineer has reviewed the petitioner’s request and has no traffic concerns.  

LAND USE REVIEW 
Minimum AR (Agricultural/Residential) Building Setbacks: 

• Front: 50' 
• Side: 10' 
• Rear: 35' 

The AR district is designed to allow the continued development of low-density, single-family 
housing. The Hernando County Code of Ordinances, Appendix A, Article IV, Section 13 identifies 
the permitted uses within the AR zoning district as follows:  

A. The following regulations apply to agricultural/residential districts as indicated:  
(1) Permitted uses:  

(a) All agricultural/residential districts:  
i. Aquaculture  
ii. Grazing livestock at the rate of one mature animal and offspring less 

than one year of age, per acre.  
iii. Poultry and swine for home consumption maintained at least 

seventy-five (75) feet from adjacent property. 
iv. Horticultural specialty farms, including the cultivation of crops.  
v. Accessory structures related to the principal use of the land.  
vi. Pigeon aviaries with a maximum of 1,500 square feet of area 

devoted to housing pigeons per acre.  
vii. Sales on the premises of permitted agricultural products produced 

on the premises: provided that where such products are sold from 
roadside stands, such stand shall be set back a safe distance from 
any public street right-of-way and shall provide for automobile 
access and off-street parking space in such a manner so as to not 
create an undue traffic hazard on the street on which such roadside 
stand is located. 

(b) Agricultural/residential: 
i. Single-family dwellings 

COMPREHENSIVE PLAN REVIEW 
The subject is located within the Rural Land Use designation on the County’s adopted 
Comprehensive Plan. The petitioner’s parcel is located near the Royal Highlands area which is 
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Hernando County Planning Department Staff Report H-25-11 

F:\Rezonings\H-25-11 Britton And Kayla Cox\Staff Report\H2511 Staff Report.Docx 3 

currently in transition with many parcels in close proximity requesting rezoning from R-1C 
(Residential) to AR (Agricultural/Residential) due to the rural nature of the area. 

Future Land Use, Rural Category  

Objective 1.04C: The Rural Category allows agriculture, agricultural commercial, 
agri-industrial, recreation, agritourism and residential land uses of 
a rural character. Certain neighborhood commercial uses may be 
allowed subject to locational criteria and performance standards. 
Residential density is 0.1 dwelling units per gross acre (1 unit per 
ten gross acres) except where otherwise indicated by the strategies 
listed herein and incorporated into the land development 
regulations.  

Comments: The parcel is within the Rural land use classification and is 
surrounded by residential parcels 1.0 acre in size. The proposed 
rezoning is consistent with the strategies for rural density and the 
pattern of land development on the surrounding parcels.  

FINDINGS OF FACT 
A rezoning from R-1C (Residential) to AR (Agricultural/Residential) is appropriate based on 
consistency with the County’s adopted Comprehensive Plan and the development patterns within 
the Royal Highlands community. 

NOTICE OF APPLICANT RESPONSIBILITY 
The rezoning process is a land use determination and does not constitute a permit for either 
construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 

The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 

STAFF RECOMMENDATION 
It is recommended that the Planning and Zoning Commission recommend the Board of County 
Commissioners adopt a resolution approving the petitioner’s request for a rezoning from R-1C 
(Residential) to AR (Agricultural/Residential) in accordance with the staff report. 
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Hernando County Planning Department Staff Report H-25-11 

F:\Rezonings\H-25-11 Britton And Kayla Cox\Staff Report\H2511 Staff Report.Docx 4 

 

Planning and Zoning Commission: 

On June 9, 2025, the Planning and Zoning Commission voted 5-0 to recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a rezoning from 
R-1C (Residential) to AR (Agricultural/Residential). 
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F:\LEGAL REQUESTS\LR Resolution Template.docx 

RESOLUTION NO. 2025 - _____ 
 
WHEREAS, Hernando County has adopted zoning regulations pursuant to Section 125.01(1) and 
Chapter 163, Florida Statutes, which authorize the County to regulate the use of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and 
 
WHEREAS, the Hernando County Board of County Commissioners (BOCC) conducted a duly 
advertised public hearing to consider the requested changes in zoning on the specified parcels in 
Hernando County, Florida, as more fully described below; 
 
NOW THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS 
OF HERNANDO COUNTY, FLORIDA, AS FOLLOWS: 
 
APPLICANT: Britton Cox and Kayla Cox 
 
FILE NUMBER:  H-25-11 
 
REQUEST: Rezoning from R-1C (Residential) to AR (Agricultural/Residential) 
 
GENERAL  
LOCATION: Double frontage on Yellow Frog Avenue and Palmdale Road 
 
PARCEL KEY 
NUMBERS: 610173 
 
REQUEST: Rezoning from R-1C (Residential) to AR (Agricultural/Residential) as 

enumerated in the BOCC Action, which is incorporated herein by reference and 
made a part hereof.  The representations contained in the rezoning application are 
incorporated herein by reference and made a part hereof and are relied upon by 
the County to be true and correct.  For purposes herein, it is presumed that all 
notice and advertising requirements have been satisfied. 

 
FINDINGS 
OF FACT: ALL of the facts and conditions set forth in the County’s staff memoranda and 

presented to the BOCC in connection with the public hearing in this matter are 
incorporated herein by reference and made a material part of this Resolution as 
integral to the BOCC’s Action.  The BOCC finds that the testimony and record 
supporting APPROVAL of the request to be credible and to constitute competent 
substantial evidence.  In further support thereof, the BOCC makes the following 
specific findings of fact: 

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses. 
 
CONCLUSIONS  
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

Florida Statutes.  Accordingly, after public hearing and testimony, being fully 
advised in the record, and based upon competent substantial evidence, the BOCC 
makes the following specific conclusions of law: 
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1. The proposed request is consistent with the County’s adopted 
Comprehensive Plan and is compatible with the surrounding land uses.  

 
ACTION: After notice and public hearing, based upon the record in this matter and ALL of 

the findings of fact and conclusions of law above, the BOCC hereby APPROVES 
Rezoning from R-1C (Residential) to AR (Agricultural/Residential) as set forth 
in the BOCC Action, which is incorporated herein by reference and made a part 
hereof.  Any requests, uses, variances or exceptions that were requested in 
connection with this rezoning application but not specifically approved herein are 
hereby deemed DENIED. 

 
ADOPTED IN REGULAR SESSION THE        DAY OF                         , 2025. 
 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

 
 
Attest: __________________________________ By: __________________________________ 
 Douglas A. Chorvat, Jr.  Brian Hawkins 
 Clerk of Circuit Court & Comptroller  Chairman 
 
 
 
(SEAL) 
 

APPROVED AS TO FORM AND LEGAL SUFFICIENCY 
 
By:  _____________________________________________ 

County Attorney’s Office 
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NOTICE OF PUBLIC HEARING
HERNANDO COUNry FLORIDA

PLANNING AND ZONING COMMISSION

The Planning and Zoning Commission of Hemando County, Flodda,
will hold a Public Hearing in the John Law Ayers County Commission
Chambers, Hemando County Govemment C€nter, 20 North Main
Street, Room 160, Brooksville, Florida on June 9, 2025. Thc meet.
lng strrts at 9100 AIll and the casoE wlll be heard thcreafter ln
tho order established whon the agcnda ls publl3hd.

BOARD OF COUNTY COMMISSIONERS

THE HERNANDO SUN; Pubtished Weekty

Brooksvitle HernandoCounty FLORIDA

PUBL15HER'S AFFIDAVIT OF PUBLICATION

STATE OF FLORIDA

COUNTY OF HERNANDO :

in the matter of
APPLICANT Southern Vatley Homes, LLC

was pubtished in said newspaper by print in the issue(s) of:

May 30, 2025

and/or by pubtication on the newspaper's pubticly avaitable website, if
authorized, on May 30, 2025

Affiant further says that the newspaper compties with att

tegat reguirements for pubtication in chapter 50, Ftorida

Statutes.

(Signature of Affiant)

Sworn to and subscribed before me

This 2nd day of June, 2025.

(Signature ) LISAM. MACNEIL
* * CommissbnltlH2Sa9TS

ExpkeeAgdl 19,2026

The Board of County Commissionors of Hemando County, Florida,
wlll hold a Public Hearing in the John Law Ayers County Commisslon
Chambers, Hemando County Govemment Center, 20 North Main
Street, Room 160, Brooksvitle, Florida, on August 5, 2025. The
maeting starts at 9:OO Ail and the carer wlll bc hcerd tharcafter
ln tho ordor..tabllshcd whon the Eoard rgonda ls publlshed.

Before the undersigned authority, Jutie B. MagLio, personalty appeared, *ho on f[E,l,".f$[ti*,
oath, says that she is Editor of the Hernando Sun, a weekty newspaper REoUESTa

pubtished at Brooksvitte in Hernando County, Ftorida, that the attached copy of
the advertisement, being a

NOTTCE OF PUBLTC HEARING GENERALLOCAION:

Southem Valley Homes, LLC
H-24-71
AR-2(Agricullural Residential 2) to
AC{Aoricultural Commercial)
Norih-side of Wiscon Road,'epproxi-
matetv 670' east of California Street
3r'5736

Lance Lowery
H-2441
Rezoning from R1-A (Residential) and
C-2 (Highway Cornmercial) to PDP(GC)
Planned Development Proiect (General
Commercial) with a specific C-2 use for
outdoor storaoe
Approximatsv 175' north of Cortez Bou-
levard, bounded by Mondon Hill Road
and Ralev Road.

PARCEL KEY NUMBER: 1 181090.'1 181 08 1, 1181125,822872

Moridien Devolopment LLC Mark Keschl
H-2442
Rezoning from PDP(SUlPlannEd
Dovelopment Project (Special Use) to
PDP(GcyPlanned Devdopment Proiect
(Genoral Commercial) with a Specific
C-2 use tor drive in restaurant with
deviations
Northsast com6r of Commercial Way
and Spring Hill Drive
411931

Arsanv 66th Street. LLC
H-25-01
Rezoning from AR-2 (AgriculturaliRes-
idential) to PDP(MF) Planned Devel-
opment Projecl (Multifamily), PDP(GC)
Planned Dev€lopment Proiect (General
Commercial), and PDP(SF)Planned
Development Proje<l (Single Family)
with deviations
Norrh of County Line Road, South ol
Pot O Gold Lane, approximately 1000'
west of the interseclion of County Line
Road and Suncoast Boulevard
1E9940, 189959

APPLICANT:
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICAN?
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT
FILE NUMBER:
REQUEST

GENERAL LOCATION:

PARCEL KEY NUMBER:

(Print, Type, or Stamp Corptissioned Name of Notary Public)/
Personatly known / or

produced identification_

Notice Continues on Page 2

Type of identification prod

Notice of Public Hearing - Southem Valley Homes, LLC Page 1 of 2
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GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT:
FILE NUMBE
REOUEST:

FILE NUMEER:
REQUESTI

APPLICANI
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUIi4BER:

H-25-O5
Rezonlng lrom AG (Agriailtural) lo PO-
P(GC) Plannod D€velopment Proiocl
wilh a Speclal Exceplion tor en Educe-
tional Fscilitu
NorlhrvBst cirnor of Citrus Wsy 6nd
Ponc6 D6 Leon Boulevad
332367

Sunnv Plnos of liernando LLC
t+2ub7
Re.Establlsh Mast8r Plan on Prop€tty
Zon€d Combined Planned D€velopment
Pror€ct wlth C2 and R1MH U566 and
d6vialions
Northwest com€r of SR 50 and Mondon
Hi[ Rosd
370360

Brinon and KaMa Cox
H-25-11
Rezofling frorn R-1 C (Resldental) to AR
(Aod.UlturauResid€rnral)
bolrbb frontaa€ on Yeltiw Froo Avo an l
Palmdel€ Roed
610173

H-7+12
Rezoning lrom C-4 (H€avy Highwey
Comm€rcial) to C2 (Highway CoiIL

Nodh sldo of Chambord Sl, 6pproxi-
mately 690 Feet from Sunshlns Grov6
Rd.
998870

GENERAL LOCATION:

PARCEL KEYNUMBERi

APPLICANT:
FILE NU[IBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

lnler6sled parli€s may app$r at tho m66ting and b€ h6ard on thes€
mstlefs, You are further advlsed lhal il a person decide8 10 appeal
any quasi.judlcial doclslon made by ihe 8oard, Agency orCom-
mission wilh resp€ct lo any matter considered at such headng or
lneeting, he or she will need a record of the proceeding, and that, for
such purpos€, he or sh6 may ne€d to onsuro that a verbatim record
ofthe proc6eding is mad6, which reclrd indud$ lhe tsstmony and
evldencs upon which the epp€6lis !o be based.

Docuftsntelroo may b€ rev,cwed by ths public al tho Hemando
County Plannlnq D€pertrnent, 1653 Blaise Drive, Brooksville, Florida
34601, b6tween the holrs of 7:30AM - 4:00 PM, Monday thrcugh
Fiday, legsl holidays oxc€pted or m6y be viewed 06o w63k pnor to
the m€etng via the County's website at wuw-hemandocounty.us -
follow the Boad Agendas end Minut66 link to th6 specllled public
h66ring.llyou should hav6 any additional quesUons regarding this is-
sue, please contsct lh€ Plannlng Dsparlmental planning@hemando-
county.us, 352-7:,44057, or ln witjng at: Hemendo County Planning
DeFrtment, 1653 Bleis€ Drive, Broohville, Florida 34601-

ln accodance wilh lhe AmeicaB with Disabililies Act, persons with
disabilit€s n€eding a spocial accommodation lo partidpete in flis
proc6edlng shdJld contscl Jesslca Wrlght, County Admlnlstratron
Building, 1 5470 Flighi Palh Drive Brooksvllle, FL 34604, lolephone
352-754-4002, no laterthanthree (3)day6 pdortolho proc€odings- lf
hearing impaired, please call 1400-676-3777 for assiEtanc€.

ls/ OmarDePablo
Devolopmenl Servic€s Director
H€msndo County Plenning DMsion

Published: May 30,2025

Notice of Public Hearing - Southern Valley Homes, LLC Page 2 of 2
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Meeting: 08/05/2025
Department: Planning

Prepared By: Danielle Nigro
Initiator: Omar DePablo

DOC ID: 16108
Legal Request Number: LR-2025-315-1

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Rezoning Petition Submitted by Jorge M. Sabater on Behalf of Infinite Trust, LLC, for Property 
Located on Chambord Street (H2512)

TITLE

BRIEF OVERVIEW
Request:
Rezoning from C-4 (Heavy Highway Commercial) to C-2 (Highway Commercial)

General Location:
North side of Chambord Street, approximately 690 Feet from Sunshine Grove Road.

P&Z Action: 
On June 9, 2025, the Planning and Zoning Commission voted 5-0 to recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a Rezoning 
from C-4 (Heavy Highway Commercial) to C-2 (Highway Commercial).

FINANCIAL IMPACT
A matter of policy and no financial impact.

LEGAL NOTE
The Board has the authority to make the requested rezoning decision pursuant to Chapters 
125 and 163 Florida Statutes.  The Applicable Criteria for a Zoning District Amendment are 
contained in Appendix A (Zoning Code), Article VI.  The Zoning District Amendment must be 
consistent with the Comprehensive Plan.

RECOMMENDATION
It is recommended that the Board adopt and authorize the Chairman’s signature on the 
attached resolution approving the petitioner’s request for a Rezoning from C-4 (Heavy 
Highway Commercial) to C-2 (Highway Commercial).

Omar DePablo Escalated 07/23/2025   2:50 PM
KayMarie Griffith Approved 07/23/2025   3:55 PM
Michelle Miller Approved 07/24/2025   7:40 AM
Albert Bertram Approved 07/24/2025   9:48 AM
Pamela Hare Approved 07/25/2025   9:14 AM
Jon Jouben Escalated 07/29/2025   5:17 PM
Pamela Hare Approved 07/30/2025   9:35 AM
Jon Jouben Approved 07/30/2025   9:42 AM
Heidi Prouse Approved 07/30/2025  11:33 AM
Toni Brady Approved 07/30/2025   3:34 PM
Jeffrey Rogers Approved 07/30/2025   5:03 PM

REVIEW PROCESS

Page 1
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Resolution (ID # 16108) Meeting of August 5, 2025

Colleen Conko Approved 07/30/2025   5:03 PM

Page 2
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HERNANDO COUNTY ZONING AMENDMENT PETITION

Application to Change aZoning Classification

Application request kheck one)i

Rezoning E Standard El PDP

Master Plan E New E Revised

PSFOD E Communication Tower E Other
PRINT OR TYPE ALL INFORMATION

96".2-28-2025

RECEIVED ::'t

,
MAR0520?5 ,t

Hemando County Oevaopnrnt Servhes'
Zoning Division

--zq-tL
Jorge M SabaterAPPLICANT NAME:

Address: 13379 Chambord St
State FI 3461 3

Property owner's namei (if not the applicant)

Jorge M Sabater

Company 11ilns; lnfinite Trust LLC

Phone .com

HOME OWNERS ASSOCIATION: E Yes E No (f applicable provide name)

Contact Name:
Address: State:_ zip:_

PROPERTY INFORMATION
l.
2.
J.

4.
5.

6.

7.

8

9.

PARCEL(S) KEY NUMBER(S):
SECTION 28
Current zoning classifi cation:
Desired zoning classifi cation:

998870
TOWNSHIP 22 RANGE 18

c2
Size of area covered by appl ication'. 27 774.00 SQUARE FEET
Highway and street boundaries / Sunshine Grove Rd e

Has a public hearing been held on this property within the past twelve months? E YestE No

Will expert witness(es) be utilized during the public hearings?

Will additional time be required during the public hearing(s) and how much?

EI Yes{t No (If yes, identify on an attached list.)

E Yesf, No (Time needed

PROPERTY OWNER AFFIDIVAT

1, Jorge M Sabater , have thoroughly examined the instructions for filing this

uppti.uti*andstateunduffinthispetitionaretrueandcorrecttothebestofmyknowledgeand
beliefand are a matter ofpublic record, and that (check one):

Z I amthe owner of the property and am making this application OR

fl I am the owner of the property and am authorizing lupplitanr);

to submit an application for the described property

STATE OF FLORIDA
COUNTY OF HERNANDO
The foregoing insffument was acknowledged before me thi

who

otary Public

Effective Date: 11i8l16 Last Revision: I l/8/16

Signature of Propert.v Owner

to me or produced
zo 2{ ,av

as identification.

Notary Seal/Stamp
Norry Public-Strto rf
Commirrion * rl{ 227161

LIZETTE NA LI

M ComY mission Erpiroc
202aJuna

Rezoning Application Form_l l-08-l6.Docx Page I of I

File No. Official Date StamP:

City:
Phone:

Address: 9088
City:

)
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission: June 9, 2025 
Board of County Commissioners: August 5, 2025 

APPLICANT: Jorge M Sabater 

FILE NUMBER:  H-25-12 

REQUEST: Rezoning from C-4 (Heavy Highway Commercial) to C2 (Highway 
Commercial) 

GENERAL 
LOCATION: North side of Chambord St, approximately 690 Feet from Sunshine Grove Rd.  

PARCEL KEY 
NUMBER(S): 998870 

APPLICANT’S REQUEST 

The petitioner is requesting to rezone the subject property from C-4 (Heavy Highway Commercial) 
to PDP(HC) – Planned Development Project (Highway Commercial), to permit the operation of a 
used car dealership. The proposed use will include vehicle sales, car detailing, and storage. The 
property features an existing 2,500-square-foot building, which will serve as an office and a service 
garage for vehicle cleaning and vacuuming. All vehicles will be stored within a secured, gated area, 
with no more than ten (10) vehicles on the lot at any given time. Additionally, the parcel is located 
within a Public Facility Overlay District, which includes a 300-foot communication tower approved 
under file number H-98-23. 

SITE CHARACTERISTICS 
Site Size: 0.6 acres 

Surrounding Zoning; 
Land Uses: North: C-2; Developed 

South: C-4; Developed 
East: PDP(GH); Developed  
West: C-4; Developed 
 

Current Zoning:  C-4 (Heavy Highway Commercial) 

Future Land Use 
Map Designation: Commercial  

ENVIRONMENTAL REVIEW 
The subject property is an existing disturbed site. No further environmental impact is anticipated 
through this rezoning action. 
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UTILITIES REVIEW 
The Hernando County Utilities Department (HCUD) reviewed the petitioner’s application and 
provided the following comments: 

• Hernando County Utilities Department currently supplies water service to this parcel. 
Wastewater service is currently not available. HCUD has no objection to the requested 
zoning change from C4 to PDP(HC), to store 5-10 cars on the parcel and allow for minimal 
auto sales, subject to Health Department approval of any upgrades that may be required for 
the existing onsite sewage treatment and disposal system. Parcel Key# 998870. 

ENGINEERING REVIEW 
The subject site is located on the North side of Chambord St, approximately 690 Feet from Sunshine 
Grove Rd. The County Engineer has reviewed the petitioner’s request and provided the following 
comments: 

• This project lies within the Wiscon watershed, in basin D0480. The BFE is 81.4 in NAVD 88. 
The parcel elevation ranges from to 94 to 83. 

• No Traffic issues have been identified for the subject site. 

LAND USE REVIEW 

Proposed Building Setbacks: 
• Front: 75’ 
• Side: 20’ 
• Rear: 35’ 

 
Comments:  There is an existing building on the subject site. No changes to the building envelope 

are proposed through this rezoning action.  
 
Lighting: 
County LDRs require lighting that enhances the visual impact of the project on the community and 
specifically address lighting intensity levels and glare accordingly. Commercial buildings and 
projects shall be designed to provide safe, convenient and efficient lighting for pedestrians and 
vehicles. 
 
Comments:   The petitioner has not indicated any provisions for lighting of the subject property. If 

approved, the petitioner should be required to provide full cutoff fixtures and retain 
all light on-site and prevent any light spillage. 

 
Parking: 
County LDRs require two (2) parking spots per 1,000 square feet of gross floor area. The petitioner 
proposes a 2,500 square foot building, requiring 5 parking spaces. 
 
Buffer: 
A buffer shall be required between a Planned Development Project land use which is multifamily or 
non-residential and a land use, external to the PDP, which is residential, agricultural-residential or 
agricultural. 
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The buffer shall consist of a minimum five-foot landscaped separation distance. The multifamily or 
nonresidential use located on such lot shall be permanently screened from the adjoining and 
contiguous properties by a wall, fence, and/or approved enclosures. Such screening shall have a 
minimum height of five (5) [feet] and a maximum height of eight (8) feet, or an evergreen hedge 
with a minimum height of five (5) feet at the time of planting. 
 
Comments:  The petitioner has requested a deviation from the buffer requirements due to its 

location adjacent to existing commercial and industrial uses. 
 
Landscaping: 
The petitioner must meet the minimum requirements of Florida Friendly Landscaping™ 
publications for design techniques, principles, materials, and plantings for required landscaping. 

COMPREHENSIVE PLAN REVIEW 
Future Land Use Map, Commercial Category  

The subject site is located within the Commercial Land use designation on the County’s adopted 
Comprehensive Plan.  
Strategy 1.04A(6): The Commercial Category provides for commercial uses including 

products and services along major corridors and at roadway intersections 
to serve residents and visitors on both a localized and regionalized basis. 
The Commercial Category recognizes existing commercial use corridors 
along U.S. Highway 19 and State Route 50 and existing and planned 
commercial nodes at intersections of arterial and/or collector roads. The 
Commercial Category includes small unmapped existing commercial 
properties. The Commercial Category also recognizes the ability to 
designate infill parcels for commercial use lying in proximity to and 
between, but not necessarily contiguous to, other existing commercially 
designated properties. Publicly owned lands along the commercial use 
corridors that are made available for surplus may be considered to have a 
Commercial designation, if the agency proceeds through the 
Comprehensive Plan Amendment process to amend the future land use 
map, in accordance with Section 163.3184, F.S. 

Objective 1.04G: The Commercial Category allows primarily retail, office, and commercial 
service uses with an overall average gross floor area ratio of 0.35 but also 
includes limited industrial, recreational, and institutional uses. Residential 
and mixed uses may be allowed subject to locational criteria and 
performance standards.  

Strategy 1.04G(1): Commercial development as envisioned on the Future Land Use Map is 
intended primarily for locations at major intersections and along major 
corridors where service to local and regional markets are enhanced by 
transportation patterns. New commercial zoning is directed to these 
mapped areas. Commercial areas that are not mapped but are allowed 
under this Future Land Use Category include neighborhood commercial 
and specialty commercial uses as described in this Plan, commercial 
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approved as part of mixed-use developments, commercial designated by 
planned development districts, the infill development of existing 
commercial areas, commercial areas extending from designated 
commercial nodes, and pre-existing commercially developed and 
designated areas. Frontage roads and cross-access between commercial 
uses is required where needed in accordance with the provisions of this 
Plan and adopted land development regulations. 

Comments:  The subject site has an existing building and is surrounded by commercial 
and industrial uses. The proposed use is consistent with the 
Comprehensive Plan and is consistent with the surrounding uses.  

FINDINGS OF FACT 

A rezoning from C-4 (Heavy Highway Commercial) to C-2 (Highway Commercial) is appropriate 
based on the following: The request is consistent with the Comprehensive Plan Strategies for the 
location of commercial development and the surrounding commercial uses. 

NOTICE OF APPLICANT RESPONSIBILITY 
The rezoning process is a land use determination and does not constitute a permit for either 
construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 

The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 

STAFF RECOMMENDATION 
It is recommended that the Planning and Zoning Commission recommend the Board of County 
Commissioners adopt a resolution approving the petitioner’s request for a Rezoning from C-4 
(Heavy Highway Commercial) to C-2 (Highway Commercial). 
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Planning and Zoning Commission: 

On June 9, 2025, the Planning and Zoning Commission voted 5-0 to recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a Rezoning from 
C-4 (Heavy Highway Commercial) to C-2 (Highway Commercial). 
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RESOLUTION NO. 2025 - _____ 
 
WHEREAS, Hernando County has adopted zoning regulations pursuant to Section 125.01(1) and 
Chapter 163, Florida Statutes, which authorize the County to regulate the use of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and 
 
WHEREAS, the Hernando County Board of County Commissioners (BOCC) conducted a duly 
advertised public hearing to consider the requested changes in zoning on the specified parcels in 
Hernando County, Florida, as more fully described below; 
 
NOW THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS 
OF HERNANDO COUNTY, FLORIDA, AS FOLLOWS: 
 
APPLICANT: Jorge M. Sabater on behalf of Infinite Trust LLC 
 
FILE NUMBER:  H-25-12 
 
REQUEST: Rezoning from C-4 (Heavy Highway Commercial) to C2 (Highway Commercial) 
GENERAL  
LOCATION: North side of Chambord St., approximately 690 Feet from Sunshine Grove Rd. 
 
PARCEL KEY 
NUMBERS: 998870 
 
REQUEST: Rezoning from C-4 (Heavy Highway Commercial) to C2 (Highway Commercial) 

as enumerated in the BOCC Action, which is incorporated herein by reference 
and made a part hereof.  The representations contained in the rezoning application 
are incorporated herein by reference and made a part hereof and are relied upon 
by the County to be true and correct.  For purposes herein, it is presumed that all 
notice and advertising requirements have been satisfied. 

 
FINDINGS 
OF FACT: ALL of the facts and conditions set forth in the County’s staff memoranda and 

presented to the BOCC in connection with the public hearing in this matter are 
incorporated herein by reference and made a material part of this Resolution as 
integral to the BOCC’s Action.  The BOCC finds that the testimony and record 
supporting APPROVAL of the request to be credible and to constitute competent 
substantial evidence.  In further support thereof, the BOCC makes the following 
specific findings of fact: 

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses. 
 
CONCLUSIONS  
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

Florida Statutes.  Accordingly, after public hearing and testimony, being fully 
advised in the record, and based upon competent substantial evidence, the BOCC 
makes the following specific conclusions of law: 

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses.  
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ACTION: After notice and public hearing, based upon the record in this matter and ALL of 

the findings of fact and conclusions of law above, the BOCC hereby APPROVES 
Rezoning from C-4 (Heavy Highway Commercial) to C2 (Highway Commercial) 
as set forth in the BOCC Action, which is incorporated herein by reference and 
made a part hereof.  Any requests, uses, variances or exceptions that were 
requested in connection with this rezoning application but not specifically 
approved herein are hereby deemed DENIED. 

 
ADOPTED IN REGULAR SESSION THE        DAY OF                         , 2025. 
 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

 
 
Attest: __________________________________ By: __________________________________ 
 Douglas A. Chorvat, Jr.  Brian Hawkins 
 Clerk of Circuit Court & Comptroller  Chairman 
 
 
 
(SEAL) 
 

APPROVED AS TO FORM AND LEGAL SUFFICIENCY 
 
By:  _____________________________________________ 

County Attorney’s Office 
 
 

201



NOTICE OF PUBLIC HEARING
HERNANDO COUNry FLORIDA

PLANNING AND ZONING COMMISSION

The Planning and Zoning Commission of Hemando County, Flodda,
will hold a Public Hearing in the John Law Ayers County Commission
Chambers, Hemando County Govemment C€nter, 20 North Main
Street, Room 160, Brooksville, Florida on June 9, 2025. Thc meet.
lng strrts at 9100 AIll and the casoE wlll be heard thcreafter ln
tho order established whon the agcnda ls publl3hd.

BOARD OF COUNTY COMMISSIONERS

THE HERNANDO SUN; Pubtished Weekty

Brooksvitle HernandoCounty FLORIDA

PUBL15HER'S AFFIDAVIT OF PUBLICATION

STATE OF FLORIDA

COUNTY OF HERNANDO :

in the matter of
APPLICANT Southern Vatley Homes, LLC

was pubtished in said newspaper by print in the issue(s) of:

May 30, 2025

and/or by pubtication on the newspaper's pubticly avaitable website, if
authorized, on May 30, 2025

Affiant further says that the newspaper compties with att

tegat reguirements for pubtication in chapter 50, Ftorida

Statutes.

(Signature of Affiant)

Sworn to and subscribed before me

This 2nd day of June, 2025.

(Signature ) LISAM. MACNEIL
* * CommissbnltlH2Sa9TS

ExpkeeAgdl 19,2026

The Board of County Commissionors of Hemando County, Florida,
wlll hold a Public Hearing in the John Law Ayers County Commisslon
Chambers, Hemando County Govemment Center, 20 North Main
Street, Room 160, Brooksvitle, Florida, on August 5, 2025. The
maeting starts at 9:OO Ail and the carer wlll bc hcerd tharcafter
ln tho ordor..tabllshcd whon the Eoard rgonda ls publlshed.

Before the undersigned authority, Jutie B. MagLio, personalty appeared, *ho on f[E,l,".f$[ti*,
oath, says that she is Editor of the Hernando Sun, a weekty newspaper REoUESTa

pubtished at Brooksvitte in Hernando County, Ftorida, that the attached copy of
the advertisement, being a

NOTTCE OF PUBLTC HEARING GENERALLOCAION:

Southem Valley Homes, LLC
H-24-71
AR-2(Agricullural Residential 2) to
AC{Aoricultural Commercial)
Norih-side of Wiscon Road,'epproxi-
matetv 670' east of California Street
3r'5736

Lance Lowery
H-2441
Rezoning from R1-A (Residential) and
C-2 (Highway Cornmercial) to PDP(GC)
Planned Development Proiect (General
Commercial) with a specific C-2 use for
outdoor storaoe
Approximatsv 175' north of Cortez Bou-
levard, bounded by Mondon Hill Road
and Ralev Road.

PARCEL KEY NUMBER: 1 181090.'1 181 08 1, 1181125,822872

Moridien Devolopment LLC Mark Keschl
H-2442
Rezoning from PDP(SUlPlannEd
Dovelopment Project (Special Use) to
PDP(GcyPlanned Devdopment Proiect
(Genoral Commercial) with a Specific
C-2 use tor drive in restaurant with
deviations
Northsast com6r of Commercial Way
and Spring Hill Drive
411931

Arsanv 66th Street. LLC
H-25-01
Rezoning from AR-2 (AgriculturaliRes-
idential) to PDP(MF) Planned Devel-
opment Projecl (Multifamily), PDP(GC)
Planned Dev€lopment Proiect (General
Commercial), and PDP(SF)Planned
Development Proje<l (Single Family)
with deviations
Norrh of County Line Road, South ol
Pot O Gold Lane, approximately 1000'
west of the interseclion of County Line
Road and Suncoast Boulevard
1E9940, 189959

APPLICANT:
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICAN?
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT
FILE NUMBER:
REQUEST

GENERAL LOCATION:

PARCEL KEY NUMBER:

(Print, Type, or Stamp Corptissioned Name of Notary Public)/
Personatly known / or

produced identification_

Notice Continues on Page 2

Type of identification prod

Notice of Public Hearing - Southem Valley Homes, LLC Page 1 of 2
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GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT:
FILE NUMBE
REOUEST:

FILE NUMEER:
REQUESTI

APPLICANI
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUIi4BER:

H-25-O5
Rezonlng lrom AG (Agriailtural) lo PO-
P(GC) Plannod D€velopment Proiocl
wilh a Speclal Exceplion tor en Educe-
tional Fscilitu
NorlhrvBst cirnor of Citrus Wsy 6nd
Ponc6 D6 Leon Boulevad
332367

Sunnv Plnos of liernando LLC
t+2ub7
Re.Establlsh Mast8r Plan on Prop€tty
Zon€d Combined Planned D€velopment
Pror€ct wlth C2 and R1MH U566 and
d6vialions
Northwest com€r of SR 50 and Mondon
Hi[ Rosd
370360

Brinon and KaMa Cox
H-25-11
Rezofling frorn R-1 C (Resldental) to AR
(Aod.UlturauResid€rnral)
bolrbb frontaa€ on Yeltiw Froo Avo an l
Palmdel€ Roed
610173

H-7+12
Rezoning lrom C-4 (H€avy Highwey
Comm€rcial) to C2 (Highway CoiIL

Nodh sldo of Chambord Sl, 6pproxi-
mately 690 Feet from Sunshlns Grov6
Rd.
998870

GENERAL LOCATION:

PARCEL KEYNUMBERi

APPLICANT:
FILE NU[IBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

lnler6sled parli€s may app$r at tho m66ting and b€ h6ard on thes€
mstlefs, You are further advlsed lhal il a person decide8 10 appeal
any quasi.judlcial doclslon made by ihe 8oard, Agency orCom-
mission wilh resp€ct lo any matter considered at such headng or
lneeting, he or she will need a record of the proceeding, and that, for
such purpos€, he or sh6 may ne€d to onsuro that a verbatim record
ofthe proc6eding is mad6, which reclrd indud$ lhe tsstmony and
evldencs upon which the epp€6lis !o be based.

Docuftsntelroo may b€ rev,cwed by ths public al tho Hemando
County Plannlnq D€pertrnent, 1653 Blaise Drive, Brooksville, Florida
34601, b6tween the holrs of 7:30AM - 4:00 PM, Monday thrcugh
Fiday, legsl holidays oxc€pted or m6y be viewed 06o w63k pnor to
the m€etng via the County's website at wuw-hemandocounty.us -
follow the Boad Agendas end Minut66 link to th6 specllled public
h66ring.llyou should hav6 any additional quesUons regarding this is-
sue, please contsct lh€ Plannlng Dsparlmental planning@hemando-
county.us, 352-7:,44057, or ln witjng at: Hemendo County Planning
DeFrtment, 1653 Bleis€ Drive, Broohville, Florida 34601-

ln accodance wilh lhe AmeicaB with Disabililies Act, persons with
disabilit€s n€eding a spocial accommodation lo partidpete in flis
proc6edlng shdJld contscl Jesslca Wrlght, County Admlnlstratron
Building, 1 5470 Flighi Palh Drive Brooksvllle, FL 34604, lolephone
352-754-4002, no laterthanthree (3)day6 pdortolho proc€odings- lf
hearing impaired, please call 1400-676-3777 for assiEtanc€.

ls/ OmarDePablo
Devolopmenl Servic€s Director
H€msndo County Plenning DMsion

Published: May 30,2025

Notice of Public Hearing - Southern Valley Homes, LLC Page 2 of 2
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Meeting: 08/05/2025
Department: Planning

Prepared By: Danielle Nigro
Initiator: Omar DePablo

DOC ID: 16103
Legal Request Number: LR-2025-315-1

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Rezoning Petition Submitted by Mark Keschl of Meridien Development, LLC, on Behalf of 
Gary Haber, Evelyn Haber, Kenneth L. Haber, and Martha Haber for Property Located on 
Commercial Way (H2482)

TITLE

BRIEF OVERVIEW
Request:
Rezoning from PDP(SU)/Planned Development Project (Special Use) to PDP(GC)/Planned 
Development Project (General Commercial) with a Specific C-2 use for drive-in restaurant with 
deviations.

General Location:
Northeast corner of Commercial Way and Spring Hill Drive

P&Z Action: 
On June 9, 2025, the Planning and Zoning Commission voted 3-2 to recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a rezoning 
from PDP(SU)/Planned Development Project (Special Use) to PDP(GC)/Planned 
Development Project (General Commercial) with a specific C-2 use for a drive-in restaurant 
with deviations and modified performance conditions.

FINANCIAL IMPACT
A matter of policy and no financial impact.

LEGAL NOTE
The Board has the authority to make the requested rezoning decision pursuant to Chapters 
125 and 163 Florida Statutes.  The Applicable Criteria for a Zoning District Amendment are 
contained in Appendix A (Zoning Code), Article VI.  The Applicable Criteria for a PDP are 
found in Appendix A (Zoning Code), Article VIII.  The Zoning District Amendment must be 
consistent with the Comprehensive Plan.

RECOMMENDATION
It is recommended that the Board adopt and authorize the Chairman’s signature on the 
attached resolution approving the petitioner’s request for a rezoning from PDP(SU)/Planned 
Development Project (Special Use) to PDP(GC)/Planned Development Project (General 
Commercial) with a specific C-2 use for a drive-in restaurant with deviations and performance 
conditions.

Omar DePablo Escalated 07/23/2025   2:49 PM
KayMarie Griffith Approved 07/23/2025   3:35 PM
Michelle Miller Approved 07/24/2025   8:17 AM

REVIEW PROCESS
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Resolution (ID # 16103) Meeting of August 5, 2025

Albert Bertram Approved 07/24/2025   9:47 AM
Pamela Hare Approved 07/24/2025  12:29 PM
Jon Jouben Approved 07/30/2025   9:40 AM
Heidi Prouse Approved 07/30/2025  10:48 AM
Toni Brady Approved 07/30/2025   3:34 PM
Jeffrey Rogers Approved 07/30/2025   5:01 PM
Colleen Conko Approved 07/30/2025   5:04 PM
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission: June 9, 2025 
Board of County Commissioners: August 5, 2025 

APPLICANT: Meridien Development LLC (Mark Keschl) 

FILE NUMBER:  H-24-82 

REQUEST: Rezoning from PDP(SU)/Planned Development Project (Special Use) to 
PDP(GC)/Planned Development Project (General Commercial) with a 
Specific C-2 use for drive in restaurant with deviations 

GENERAL 
LOCATION: Northeast corner of Commercial Way and Spring Hill Drive 

PARCEL KEY 
NUMBER(S): 411931 
 
PUBLIC INQUIRY 
WORKSHOP: April 1, 2025 

APPLICANT’S REQUEST 
The petitioner is requesting a rezoning from PDP(SU)/Planned Development Project (Special 
Use) to PDP(GC)/Planned Development Project (General Commercial) with a Specific C-2 use 
for drive in restaurant with deviations to develop the 11.0-acre subject site commercially. The 
subject site was part of the original Spring Hill master plan and was designated PDP(SU)/ Planned 
Development Project (Special Use) for a landscape buffer. In 1995 the parcel was sold by the 
Deltona Corporation to a private entity and has remained undeveloped and in private ownership. 

The petitioner’s current request is for a five (5) lot commercial subdivision for various commercial 
uses, including: 

• Retail,  
• Restaurants (including drive-thru),  
• Financial institutions (with drive-thru) 
• Medical and dental offices.  
• Business professional, and non-profit organization offices to allow for financial institution 

with a drive-thru and medical/dental office establishments.  
• Business professional, and non-profit organization offices to allow for financial institution 

with a drive-thru and medical/dental office establishments.  

A separate parcel to the North end of the development abutting most of the nearby residential 
development will also be created for open space to create a buffer for compatibility with the 
residential use, including a Conservation Area. The development will not exceed 25,000 total 
square feet. 
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Deviations Requested 
The petitioner is requesting the following deviations as part of the rezoning request: 

• Frontage Road Wavier: Due to its location and inability to connect north. 
• Setback Deviation: US Highway 19: 50' (deviation from 125') 
• Buffer Deviation: Reduction to 5’ along specific areas adjacent to Pinehurst Drive 

(Deviation from 35’ for Large Retail Development Standards)  
• Signage Deviation: Platted parcels to have individual signs and two multi-tenant 

anchor signs at both proposed US Highway 19 entrances. Additionally, two signs are 
requested at the corner parcel (US Hwy 19 and Spring Hill Drive). 
 

SITE CHARACTERISTICS 
Site Size: 11.0 acres  

Surrounding Zoning; 
Land Uses: North: C-1, PDP(SF); Bank, Single-Family 

South: R-1C/(Residential); Residential 
East:       PDP(SF), PDP(GHC); Single Family, Retail Plaza 
West:      US HWY 19, PDP(GHC), C-2; Commercial Uses  
 

Current Zoning: PDP(SU)/Planned Development Project (Special Use) 

Future Land Use 
Map Designation: Residential 

ENVIRONMENTAL REVIEW 
Soils: Candler Fine, Tavares Fine Sand 

Protection Features: There are no Special Protection Area (SPA) on the subject site 
according to County data resources. 

Hydrologic Features: There are no Wellhead Protection Areas or wetlands on the subject 
site according to County data resources. 

Comment:  It should be noted that the site has a seasonal ephemeral wetland in 
the center of the property. The property also abuts an offsite wetland 
along the northeast corner of the property.  Mitigation could be 
required based on size. 

Archaeological/ 
Historical: There are no archaeological or historical site according to County 

data resources. 

Habitat: Vacant, cleared, undeveloped and identified as urban open pine, 
mixed hardwood-coniferous, and high density residential, 5 
dwellings/acre according to FWC CLC mapping (Florida Cooperative 
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Land Cover Classification System that combines Florida Land Use 
Cover and Classification System with fish and wildlife data).). 

Comment: Candler and Tavares Fine Sands provides habitat suitable for gopher 
tortoises and commensal species. A faunal (wildlife) survey shall be 
prepared by a qualified professional.  The petitioner is required to 
comply with all applicable FWC regulations and permitting.   

Water Quality: This project is located within the Weeki Wachee Priority Focus Area 
identified by FDEP as contributing nutrients to the Weeki Wachee 
Riverine System. 

Comment: The petitioner must meet the minimum requirements of Florida 
Friendly Landscaping™ publications and the Florida Yards and 
Neighborhoods Program for design techniques, principles, materials, 
and plantings for required buffers, as applicable. 

Flood Zone: C with portions of the property within AE. Including a large portion 
along the center of the property. 

UTILITIES REVIEW 
The Hernando County Utilities Department (HCUD) reviewed the petitioner’s application and 
provided the following comments: 

Hernando County Utilities (HCUD) does not currently supply water or sewer service to this parcel. 
Water and sewer services are available. Via a 16” force main that runs along US 19.  HCUD has 
no objection to the zoning change from PDP (SU) to PDP (GC) With specific C-2 and C-3 uses. 
Subject to a utility capacity analysis and commercial connection to the central water and sewer 
system at time of vertical construction.  

ENGINEERING REVIEW 
The subject site is located at the Northeast corner of Commercial Way and Spring Hill Drive. The 
petitioner has proposed access from Commercial Way and Pinehurst Drive.  

The County Engineer has reviewed the petitioner’s request and provided the following comments:  

• This project is located on the northeast corner of US 19 & Spring Hill Drive:  
• A Traffic Analysis has been received by the applicant. Any improvements identified by the 

Traffic Access Analysis will be the responsibility of the developer to install.  
• This project lies within the Oman Quarry watershed, lying within three basins. The BFE 

ranges from 15.3’ to 18.1’ NAVD 88. This property contains three areas of 1% annual 
chance floodplain. Construction within the floodplain requires specific permitting and 
mitigation. 

• Drainage design must meet SWFWMD ERP/Southwest Florida Water Management 
District Environmental Resource Permitting drainage permitting and Hernando County 
Facility Design Guideline drainage requirements. 
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• A Frontage Road is required along the entire frontage of Commercial Way (US-19). The 
Frontage Road will be required to connect into the Frontage Road network North of this 
Site. 

• Driveway access configurations shall be appropriate with existing driveways along Pine 
Hurst Drive. 

• The Driveway connections, Parking Spaces and Parking Lot Layout will need to comply 
with Hernando County Facility Design Guideline Standards. 

• Work with the County Engineer on the results of “Road Safety Audit: Spring Hill Dr. from 
US 19 to east of Kenlake Ave” 

• FDOT Access Management permitting is required. A FDOT Drainage permit may be 
required.  

LAND USE REVIEW 
Large Retail Development Standards 

The LDR’s require certain retail development standards for all projects in excess of 25,000 square 
feet. The large retail standards will ensure a cohesive and harmonious development. The 
standards include, but are not limited to, architectural style, parking design, internal pedestrian 
circulation, and buffering. While the subject site is anticipated to be approximately 24,000 square 
feet, less than the minimum required to trigger the Large Retail Development Standards, the 
project will be located at the gateway to Spring Hill. To ensure architectural design standards and 
the preservation of the existing residential development surrounding the project, the large retail 
standards shall be required, in accordance with Article III of Appendix A (zoning). 

Building Setbacks 
Proposed Building Setbacks: 
US Hwy 19:                 50' (deviation from 125') 
Spring Hill Drive:         35’ 
Pinehurst Drive:          35' 
North:                          20' 
Against Residential:    35' 

 
Buffers 
A buffer shall be required between a Planned Development Project land use which is multifamily 
or non-residential and a land use, external to the PDP, which is residential, agricultural-
residential or agricultural. 

Large Retail Developments of over 25,000 square feet shall be required a buffer along the full 
length of all streets serving a large retail development. The buffer shall be a minimum of thirty-
five (35) feet in width and comprised of retained natural vegetation or planted with native plant 
species. 

Comments: The petitioner is proposing a 35-foot landscape buffer along portions of the 
property that front or abut residential homes, specifically along Pinehurst Drive and 
the northeast corner of the parcel. Additionally, a drainage retention pond will serve 
as a supplemental distance buffer in this area. On the southeast side of Pinehurst 
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Drive, a 5-foot landscape buffer is proposed, along with a fence that will have a 
minimum opacity of 80%. 

The remaining portions of the subject site where the project is adjacent to 
commercial development and along US Highway 19 are proposed as 20' buffers. 
The proposed 20' buffers along US Highway 19 are considered inadequate for the 
scale and location of the project. Furthermore, the subject site was originally 
allocated as a landscape buffer/entrance feature into the Spring Hill area. Although 
now privately owned, both sides of the Spring Hill Drive fountain/entrance were set 
aside for landscape buffers and are the main entrance features into the Spring Hill 
area. 

If approved, the petitioner shall provide a minimum of twenty-five (25) foot buffer 
along US Highway 19 planted with native plant species. Furthermore, the petitioner 
shall retain (where feasible), refurbish and/or rebuild the existing brick columns 
historically known/used for the main Spring Hill area entrance. Said columns shall 
be incorporated into the overall landscape design along US Highway 19. 

Additionally, the proposed thirty (30) foot wide buffers along Pinehurst Drive and 
the northeast portion (which abuts residential) of the property, shall be screened 
at 80% opacity and enhanced where necessary. 

Residential Protection Standards 

The petitioner shall be required to comply with the following Residential Protection Standards:  

• There shall be no speakers or other sound equipment located within 100' of any single-
family residential district property line 

• No commercial activities which include customer entrances, drive-up windows, ordering 
boxes, or loading/unloading areas shall be allowed to operate between the hours of 12 
midnight and 7:00AM. within 100 feet of any single-family residential district property line. 

Comments: The petitioner has indicated the potential for fast food restaurants and/or coffee 
service establishments which generally have extended hours of operation. If 
approved, entrances, drive-up windows, or loading/unloading areas must meet the 
minimum distance of 100 feet of any single-family residential district property and 
hours of operation to ensure residential protection during quiet hours. 

Signage 

County LDRs require that any commercially zoned parcel(s) with less than one hundred (100) 
linear feet of road frontage will be allowed one (1) sign not to exceed one hundred (100) square 
feet in sign area. Commercially zoned parcels with a road frontage in excess of one hundred (100) 
linear feet will be allowed one (1) square foot of sign area per linear foot of road frontage with a 
maximum of two hundred (200) square feet of sign area. For commercially zoned parcels on all 
other roads and for parcels within any zoning district other than commercial or residential – 
Maximum fifty (50) square feet of sign area. 
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Shopping centers, malls, strip plazas and other buildings housing more than one (1) business or 
activity may display no more than one (1) sign for each two hundred (200) feet of frontage, 
provided they are at least two hundred (200) feet apart along public streets and provided each 
sign does not exceed the maximum allowed according to subsection (1) herein. 

Comments: The petitioner has requested that the platted parcels have individual signs. Two 
signs are requested for the corner parcel (US Hwy 19 and Spring Hill Drive) due 
to having two fronts. The drive thru restaurant parcels shall be entitled to their 
standard directional signs, order and menu signs. The petitioner must meet the 
minimum sign standards as required by the County LDRs. 

If approved, all signs shall be designed as an integral part of the development and 
predominant sign material shall be similar to the material (e.g., brick, stone, etc.) 
of the commercial buildings developed on the subject property. Signs should also 
be limited to ground mounted monument type signs. 

Landscape 

The petitioner must meet the minimum requirements of Florida Friendly Landscaping™ 
publications and the Florida Yards and Neighborhoods Program for design techniques, principles, 
materials and plantings for required landscaping. 

Lighting  
County LDRs require lighting that enhances the visual impact of the project on the community 
and to specifically address lighting intensity levels and glare accordingly. Commercial buildings 
and projects shall be designed to provide safe, convenient and efficient lighting for pedestrians 
and vehicles. 

Comments: The petitioner shall provide full cutoff fixtures for the proposed development. 
Additionally, all security lighting shall have appropriate shields to avoid spillage 
into neighboring residential homes. 

COMPREHENSIVE PLAN REVIEW 
The subject property is located within the Residential land use classification on the adopted Future 
Land Use Map. The subject site fronts US Highway 19, a Commercial Corridor) and the area is 
characterized by commercial uses to the north, south and west, and residential to the east. 

Future Land Use Mapping Criteria 

Mapping Criteria - Commercial Category: The Commercial Category includes commercial 
corridors along U.S. 19 and S.R. 50 and designated commercial nodes at intersections of arterial 
and/or collector roads intended primarily for commercial development with a wide variety of uses.  

Map Interpretation Guidance: Areas considered to have a Commercial Category designation 
but not shown on the Future Land Use Map include neighborhood commercial and specialty 
commercial uses as described in this Plan, commercial approved as part of mixed use 
developments, commercial designated by planned development districts, the infill development 
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of existing commercial areas, commercial areas extending from designated commercial nodes, 
and pre-existing commercially developed and designated areas. 

Comments: The subject site is located along the US Highway 19 commercial corridor. The site 
is in close proximity to existing commercial parcels and should be recognized as 
eligible infill development of an existing commercial area. 

 
Future Land Use Element  

 
Strategy 1.04A(6):  The Commercial Category provides for commercial uses including products 

and services along major corridors and at roadway intersections to serve 
residents and visitors on both a localized and regionalized basis.  The 
Commercial Category recognizes existing commercial use corridors along 
U.S. Highway 19 and State Route 50 and existing and planned commercial 
nodes at intersections of arterial and/or collector roads.   The Commercial 
Category includes small unmapped existing commercial properties.   The 
Commercial Category also recognizes the ability to designate infill parcels 
for commercial use lying in proximity to and between, but not necessarily 
contiguous to, other existing commercially designated properties 

Comments: The subject site is located along the US Highway 19 commercial corridor. 
While the parcel is not classified as commercial, the property can be 
considered to have a commercial designation (infill) due to its proximity to 
existing commercial areas. Any approval should include appropriate 
conditions. 

Commercial Category 

Objective 1.04G:  The Commercial Category allows primarily retail, office, and commercial 
service uses with an overall average gross floor area ratio of 0.35 but also 
includes limited industrial, recreational and institutional uses. Residential and 
mixed uses may be allowed subject to locational criteria and performance 
standards. 

Strategy 1.04G(1):  Commercial development as envisioned on the Future Land Use Map is 
intended primarily for locations at major intersections and along major 
corridors where service to local and regional markets are enhanced by 
transportation patterns. New commercial zoning is directed to these mapped 
areas. Commercial areas that are not mapped but are allowed under this 
Future Land Use Category include neighborhood commercial and specialty 
commercial uses as described in this Plan, commercial approved as part of 
mixed use developments, commercial designated by planned development 
districts, the infill development of existing commercial areas, commercial 
areas extending from designated commercial nodes, and pre-existing 
commercially developed and designated areas.  Frontage roads and cross-
access between commercial uses is required where needed in accordance 
with the provisions of this Plan and adopted land development regulations. 
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Comment:  While the subject property is not designated as commercial on the Future 
Land Use Map, it serves as an infill commercial piece due to the proximity 
to existing commercial uses and development. The property is located along 
the US Highway 19 commercial corridor, is located between commercially 
zoned properties, and should be considered appropriate for an infill 
designation. 

 
Protection Standards 

 
Strategy 1.10B(3):  Protect existing and future residential areas from encroachment of 

incompatible uses that are destructive to the character and integrity of the 
surrounding residential area. 

Comments: The subject site is near single-family homes and should be required to meet 
the Residential Protection Standards and provide a 35' landscape buffer 
along Pinehurst adjacent to residential uses; said buffer should be 
enhanced to 80% opacity to properly screen existing homes from proposed 
commercial uses.  

Road Network – Frontage Roads 

Objective 5.01B:  Maintain and expand a system of frontage roads and cross-access 
easements parallel to County arterial and collector roads. The frontage road 
network is designed to enable the creation of shared drives, shared 
easements, and alternative routes. Frontage road configuration is intended 
to optimize corridor and roadway network function, maintain capacity on the 
functionally classified network, and provide aesthetic, safe and convenient 
access to multiple properties and business sites. 

Strategy 5.01B(3):  The County should require cross-access easements, shared drives, shared 
access and other techniques that optimize the function of the roadway 
network where frontage roads are not required. 

Comments: The County Engineer has reviewed the proposed development and 
indicated that frontage road is required along the entire frontage of 
Commercial way. This frontage road shall be required to connect into the 
frontage road network North of this site.  

FINDINGS OF FACT 
A rezoning from PDP(SU)/Planned Development Project (Special Use) to PDP(GC)/ Planned 
Development Project (General Commercial) with Specific C-2 and C-3 Uses with Deviations is 
appropriate based on the following conclusion: 
The request is consistent with the County’s adopted Comprehensive Plan and is compatible with 
the surrounding land uses subject to compliance with all performance conditions. 

1. The subject parcel is currently zoned as PDP(SU) and currently serves as a landscape 
buffer between the existing residential development and US Highway 19. 
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2. The proposed PDP(GC) with specific C-2 and C-3 uses zone is compatible with 
surrounding zoning districts. 

3. Residential Protection Standards, as necessary, will apply to the subject site at the time 
of site development.  

NOTICE OF APPLICANT RESPONSIBILITY 
The rezoning process is a land use determination and does not constitute a permit for either 
construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 

The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 
STAFF RECOMMENDATION:  
It is recommended that the Planning and Zoning Commission recommend the Board of County 
Commissioners adopt a resolution approving the petitioner’s request for a rezoning from 
PDP(SU)/Planned Development Project (Special Use) to PDP(GC)/Planned Development Project 
(General Commercial) with a Specific C-2 use for drive in restaurant with deviations and the 
following performance conditions:  

1. The petitioner must obtain all permits from Hernando County and other applicable 
agencies and meet all applicable land development regulations, for either construction or 
use of the property, and complete all applicable development review processes. 
 

2. Proposed Building Setbacks: 
• US Hwy 19:                 50' (deviation from 125') 
• Spring Hill Drive:         35’ 
• Pinehurst Drive:          35' 
• North:                          20' 
• Against Residential:    35' 

 
3. The petitioner shall meet all large retail development standards pertaining to roof layout, 

architectural features and building materials.  
 

4. The petitioner shall provide a floral and faunal (wildlife) survey, prepared by a qualified 
professional, and submitted to the County prior to any land clearing activities. Copies of 
any required permits shall be provided prior to site alteration or construction.  
 

5. The petitioner is required to comply with all applicable FWC regulations and permitting. 
 

6. If needed, a Gopher Tortoise Relocation permit shall be sought prior to any geotechnical 
activities taking place on the property. 
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7. The petitioner shall meet the minimum requirements of Florida Friendly Landscaping™ 
publications and the Florida Yards and Neighborhoods Program for design techniques, 
principles, materials, and plantings for required landscaping, as applicable. 
 

8. The Developer shall provide a utility capacity analysis and commercial connection to the 
central water and sewer system at time of vertical construction. 

 
9. A Traffic Analysis has been received by the applicant. Any improvements identified by the 

Traffic Access Analysis will be the responsibility of the developer to install.  
 

10. Drainage design shall meet SWFWMD ERP/Southwest Florida Water Management 
District Environmental Resource Permitting drainage permitting and Hernando County 
Facility Design Guideline drainage requirements. 
 

11. A Frontage Road is required along the entire frontage of Commercial Way (US-19). The 
Frontage Road will be required to connect into the Frontage Road network North of this 
Site. 
 

12. The petitioner shall coordinate with the County Engineer to ensure that the proposed 
driveway access configurations align with the existing driveways along Pinehurst Drive. 
Any adjustments to the driveway locations as approved by the county engineer shall not 
result in a master plan revision.  
 

13. The Driveway connections, Parking Spaces and Parking Lot Layout will need to comply 
with Hernando County Facility Design Guideline Standards. 
 

14. The petitioner shall coordinate with the county engineer on implementing safety measures 
for the site in accordance with the “Road Safety Audit: Spring Hill Dr. from US 19 to east 
of Ken Lake Ave” 
 

15. FDOT Access Management permitting is required. FDOT Drainage permit may be 
required.  
 

16. There shall be no speakers or other sound equipment located within 100' of any single-
family residential district property line 
 

17. Customer entrances, drive-up windows, ordering boxes, or loading/unloading areas shall 
not be allowed to operate between the hours of 12 midnight and 7:00AM. within 100 feet 
of any single-family residential district property line. 

 
18. The petitioner shall provide full cutoff fixtures and retain all light on-site and prevent any 

light spillage onto neighboring properties. Additionally, all security lighting shall have 
appropriate shields to avoid spillage into neighboring residential homes. 
 

19. Each platted parcel may have its own individual sign. The corner parcel at US 19 and 
Spring Hill Drive may have two (2) signs, One at each front.  
 

20. County LDRs require that any commercially zoned parcel(s) with less than one hundred 
(100) linear feet of road frontage will be allowed one (1) sign not to exceed one hundred 
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(100) square feet in sign area. Commercially zoned parcels with a road frontage in excess 
of one hundred (100) linear feet will be allowed one (1) square foot of sign area per linear 
foot of road frontage with a maximum of two hundred (200) square feet of sign area. For 
commercially zoned parcels on all other roads and for parcels within any zoning district 
other than commercial or residential – Maximum fifty (50) square feet of sign area. 
 
Individual business owners may apply for a variance to the sign code for their unique 
parcel through the standard variance process. 
 

21. Shopping centers, malls, strip plazas and other buildings housing more than one (1) 
business or activity may display no more than one (1) sign for each two hundred (200) 
feet of frontage, provided they are at least two hundred (200) feet apart along public streets 
and provided each sign does not exceed the maximum allowed according to subsection 
(1) herein. 
 

22. Drive-thru restaurants shall have signage consistent with the Hernando County Sign 
Code. 

 
23. Buffer Requirements:  

• 35’ landscape buffer where abutting residential homes, specifically along Pinehurst 
Drive and the Northeast corner of parcel.  

• 5’ landscape buffer along Southeast perimeter of the site along Pinehurst Drive 
• 25’ landscape buffer along US HWY 19 
 
All buffers shall be required to include native plan species. A comprehensive planting plan 
shall be required at construction drawings. Landscaping along Pinehurst where abutting 
residential homes and at the Northeast Corner of the parcel shall achieve a minimum of 
80% opacity, notwithstanding the fence as additional visual attenuation.  
 
The remaining buffers may utilize a fence to achieve the 80% required opacity due to the 
width limitations of the buffer. The specific landscape layout shall be provided at the time 
of conditional plat for the commercial subdivision.  
 
In addition to the landscape buffer, the petitioner shall develop a plan to retain, refurbish 
and/or rebuild the existing columns to be approved by the County Engineer.  
 

24. The petitioner must meet the minimum requirements of Florida Friendly Landscaping™ 
publications and the Florida Yards and Neighborhoods Program for design techniques, 
principles, materials and plantings for required landscaping. 

 
25. The petitioner shall provide a revised plan in compliance with all the performance 

conditions within thirty (30) calendar days of BCC approval. Failure to submit the revised 
plan will result in no further development permits being issued. 
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PLANNING AND ZONING COMMISSION:  
On June 9, 2025, the Planning and Zoning Commission voted 3-2 to recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a rezoning from 
PDP(SU)/Planned Development Project (Special Use) to PDP(GC)/Planned Development Project 
(General Commercial) with a Specific C-2 use for drive in restaurant with deviations and the 
following modified performance conditions:  

1. The petitioner must obtain all permits from Hernando County and other applicable 
agencies and meet all applicable land development regulations, for either construction or 
use of the property, and complete all applicable development review processes. 
 

2. Proposed Building Setbacks: 
• US Hwy 19:                 50' (deviation from 125') 
• Spring Hill Drive:         35’ 
• Pinehurst Drive:          35' 
• North:                          20' 
• Against Residential:    35' 

 
3. The petitioner shall meet all large retail development standards pertaining to roof layout, 

architectural features and building materials.  
 

4. The petitioner shall provide a floral and faunal (wildlife) survey, prepared by a qualified 
professional, and submitted to the County prior to any land clearing activities. Copies of 
any required permits shall be provided prior to site alteration or construction.  
 

5. The petitioner is required to comply with all applicable FWC regulations and permitting. 
 

6. If needed, a Gopher Tortoise Relocation permit shall be sought prior to any geotechnical 
activities taking place on the property. 
 

7. The petitioner shall meet the minimum requirements of Florida Friendly Landscaping™ 
publications and the Florida Yards and Neighborhoods Program for design techniques, 
principles, materials, and plantings for required landscaping, as applicable. 
 

8. The Developer shall provide a utility capacity analysis and commercial connection to the 
central water and sewer system at time of vertical construction. 

 
9. A Traffic Analysis has been received by the applicant. Any improvements identified by the 

Traffic Access Analysis will be the responsibility of the developer to install.  
 

10. Drainage design shall meet SWFWMD ERP/Southwest Florida Water Management 
District Environmental Resource Permitting drainage permitting and Hernando County 
Facility Design Guideline drainage requirements. 
 

11. A Frontage Road is required along the entire frontage of Commercial Way (US-19). The 
Frontage Road will be required to connect into the Frontage Road network North of this 
Site. 
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12. The petitioner shall coordinate with the County Engineer to ensure that the proposed 

driveway access configurations align with the existing driveways along Pinehurst Drive. 
Any adjustments to the driveway locations as approved by the county engineer shall not 
result in a master plan revision. There shall be no access to Pinehurst Drive from the 
development.  
 

13. The Driveway connections, Parking Spaces and Parking Lot Layout will need to comply 
with Hernando County Facility Design Guideline Standards. 
 

14. The petitioner shall coordinate with the county engineer on implementing safety measures 
for the site in accordance with the “Road Safety Audit: Spring Hill Dr. from US 19 to east 
of Ken Lake Ave” 
 

15. FDOT Access Management permitting is required. FDOT Drainage permit may be 
required.  
 

16. There shall be no speakers or other sound equipment located within 100' 200’ of any 
single-family residential district property line 
 

17. Customer entrances, drive-up windows, ordering boxes, or loading/unloading areas shall 
not be allowed to operate between the hours of 12 midnight and 7:00AM. within 100 feet 
of any single-family residential district property line. 

 
18. The petitioner shall provide full cutoff fixtures and retain all light on-site and prevent any 

light spillage onto neighboring properties. Additionally, all security lighting shall have 
appropriate shields to avoid spillage into neighboring residential homes. 
 

19. Each platted parcel may have its own individual sign. The corner parcel at US 19 and 
Spring Hill Drive may have two (2) signs, One at each front.  
 

20. County LDRs require that any commercially zoned parcel(s) with less than one hundred 
(100) linear feet of road frontage will be allowed one (1) sign not to exceed one hundred 
(100) square feet in sign area. Commercially zoned parcels with a road frontage in excess 
of one hundred (100) linear feet will be allowed one (1) square foot of sign area per linear 
foot of road frontage with a maximum of two hundred (200) square feet of sign area. For 
commercially zoned parcels on all other roads and for parcels within any zoning district 
other than commercial or residential – Maximum fifty (50) square feet of sign area. 
 
Individual business owners may apply for a variance to the sign code for their unique 
parcel through the standard variance process. 
 

21. Shopping centers, malls, strip plazas and other buildings housing more than one (1) 
business or activity may display no more than one (1) sign for each two hundred (200) 
feet of frontage, provided they are at least two hundred (200) feet apart along public streets 
and provided each sign does not exceed the maximum allowed according to subsection 
(1) herein. 
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22. Drive-thru restaurants shall have signage consistent with the Hernando County Sign 
Code. 

 
23. Buffer Requirements:  

• 35’ landscape buffer where abutting residential homes, specifically along Pinehurst 
Drive and the Northeast corner of parcel.  

• 5’ landscape buffer along Southeast perimeter of the site along Pinehurst Drive 
• 25’ landscape buffer along US HWY 19 
• 25’ Landscape buffer along Spring Hill Drive  
 
All buffers shall be required to include native plan species. A comprehensive planting plan 
shall be required at construction drawings. Landscaping along Pinehurst where abutting 
residential homes and at the Northeast Corner of the parcel shall achieve a minimum of 
80% opacity, notwithstanding the fence as additional visual attenuation.  
 
The Eastern remaining buffers may utilize a fence to achieve the 80% 100% required 
opacity due to the width limitations of the buffer. The specific landscape layout shall be 
provided at the time of conditional plat for the commercial subdivision.  
 
In addition to the landscape buffer, the petitioner shall develop a plan to retain, refurbish 
and/or rebuild the existing columns to be approved by the County Engineer.  
 

24. The petitioner must meet the minimum requirements of Florida Friendly Landscaping™ 
publications and the Florida Yards and Neighborhoods Program for design techniques, 
principles, materials and plantings for required landscaping. 

 
25. The petitioner shall provide a revised plan in compliance with all the performance 

conditions within thirty (30) calendar days of BCC approval. Failure to submit the revised 
plan will result in no further development permits being issued. 
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DARYL MAX FORGEY AICP 
LAND USE CONSULTANT & EXPERT WITNESS 

236 SE 45th Street 
Cape Coral FL 33904 

max@forgeyplanning.com 
239.560.5864 

 

Max Forgey is an experienced land use planner with more than three decades of professional 
experience and success in administration of local government comprehensive planning strategies, land 
development and regulatory controls, governmental relations, and public policy communications. 
Clients include governmental organizations and private property owners.  He is the sole proprietor of 
FORGEY PLANNING LLC, a planning consultancy which provides expert witness services in land use 
cases and is allied with LAND SMART LLC, a Florida-based consortium of land use professionals which  
provides a broad range of professional assistance to public and private sector clients. 
  
His professional knowledge encompasses creating and developing community and small-area plans, 
urban design and architectural standards, land development entitlements, project management, and 
expert witness testimony. Max has worked on more than 35 cases across 25 Florida counties and 
municipalities, frequently teaming with some of Florida’s most respected land use and administrative 
lawyers, appearing before local planning agencies, city and county elected bodies, hearing examiners, 
administrative law judges, and circuit court proceedings.    
  
Max also actively participates in and leads speaking engagements at professional development 
conferences and symposia through the Promised Lands section of the American Planning Association 
Florida chapter, with the American Institute of Certified Planners, the Florida Planning and Zoning 
Association, and other organizations.  He is currently collaborating with other planning professionals to 
craft a continuing education program, provisionally called Urban Planning Institute, to familiarize 
elected and appointed officials and local government staff with planning law and practice.  
  
Qualifications  

• LAND SMART LLC, Managing Member of a Cape Coral, Florida-based consortium 
• FORGEY PLANNING LLC. Owner of an urban planning and land-use consulting practice.  
• Master of Public Affairs (MPA) in Urban and Regional Planning, Indiana University.  
• Member American Institute of Certified Planners (AICP).  
• Member Florida Planning and Zoning Association (FPZA). 
• Qualified as an expert witness in Lee County Hearing Examiner proceedings.  
• Former Planning and Community Development Director in Charlotte County.  
• Former Planning Commissioner (LPA), City of Cape Coral, Florida.  
• Contract planner for the Town of Kenneth City. 
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Accomplishments  
• Lead author of Kenneth City Evaluation and Appraisal Report (EAR) which was transmitted to the 

Florida Department of Commerce on October 21, 2024.   
• Established FORGEY PLANNING, an urban planning and land use consulting practice.  
• Developed a template for auditing the effectiveness of existing local governments comprehensive 

plans and zoning code for internal consistency of plan policy framework.  
• Authored “The Platted Lands Challenge” report for the six-county area of Southwest Florida 

offering  policy guidance for platted, scattered-lot  properties.  
• Development of implementation strategies which employ automation to create linked mixed 

media tools for restructuring and updating local government planning and zoning regulations.  
 

Certification  
 AICP (American Institute of Certified Planners)  Certification   #051,330   Florida Chapter, APA  

Member in good standing since 1993. A national professional certification maintained by the 
American Planning Association.  AICPs must first meet educational standards and then pass an 
examination covering all aspects of professional planning practice, and are expected to maintain 
their membership through a self-directed program of study that is monitored by the national 
organization, which includes regular training in law and ethics.    

    
Professional Experience  
 Forgey Planning                                        Cape Coral, FL  

Owner.  2008-present. A solo planning practice concentrating comprehensive planning work for Lee 
and Sarasota Counties, the City of North Port, the Captiva Community Panel, and the Town of 
Kenneth City, among others.  Developed a template for auditing the effectiveness of existing local 
governments comprehensive plans which has been applied in Sarasota County and the City of 
North Port.  An expert witness since 2013, working on more than 30 cases in 25 Florida counties 
and municipalities, appearing before planning commissions, city councils, county commissions, 
hearing examiners, administrative law judges, and circuit court.  Qualified as an expert witness in 
Lee County Hearing Examiner proceedings and recognized as a lobbyist in Collier County. 
  

 Zoning Technologies                   Cape Coral, FL   
President.  2011-2017. A start-up subsection ‘S’ corporation that specialized in restructuring and 
updating local government comprehensive plans and developing implementation strategies which 
employ automation to create linked tools (e.g. application forms, automated worksheets, case 
reports, and adopting resolutions).  The Zoning Technologies expert system prototype products 
were marketed statewide and were demonstrated at the American Planning Association (APA) 
national conference in Atlanta in 2014.     
  
Osceola County, Florida                                                                                                             Kissimmee, FL  
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Planning Coordinator.  2005-2008.  Authored key elements of the Osceola County Comprehensive 
Plan and most of the County’s 2008 Evaluation and Appraisal Report.  
  

 Clay County, Florida                          Green Cove Springs, FL  
Senior Planner.  2003-2005.  Authored the county’s Interlocal Service Delivery Agreement Report 
(ISDAR) mandated by the Florida legislature, identifying all service overlaps between and among all 
local governments within Clay County.  
  

 Lake County, Florida                                    Tavares, FL  
Planning Director.  2001-2003.  Staff liaison to the Environmental Lands Management Advisory 
Committee, a citizen organization created by the Board of County Commissioners to study the 
creation of an environmental land program.  Recommended policies were ratified in November 2002, 
when Lake County voters approved a one-third mil assessment for the acquisition of environmental 
lands.   
  
 Southwest Florida Regional Planning Council            Fort Myers, FL  
Planner.  1997-1998.  Reviewed local government plan amendments throughout the six-county area 
and authored “The Platted Lands Challenge” report.  
  

 Charlotte County, Florida                       Port Charlotte, FL  
Community Development Director  1995-1997;  Planning Director 1990-1995. Early in his tenure, 
Gulf Development Corporation (GDC), the County’s largest land subdivider, declared bankruptcy, 
shifting responsibility for completion of roads, bridges, drainage works, and utilities, to the public 
sector and forcing a host of development decisions upon the local government and public agencies.  
He had three memorable achievements during these seven years:   
  
• Managed the research, preparation, and adoption of the County’s Evaluation and Appraisal 

Report (EAR) and Comprehensive Plan.  Aggressively negotiated with the Florida Department of 
Community Affairs (DCA) to remove the Plan’s not-in-compliance finding.   
 

• Led the staff team that rewrote the Charlotte County Comprehensive Plan and was the point 
person in the successful four-year effort to negotiate a stipulated settlement agreement 
between the Board of County Commissioners and the Florida Department of Community Affairs 
to find Charlotte County’s Comprehensive Plan in compliance with Florida’s Growth 
Management Act.   
  

• Advocated against the rezoning of 42 parks (illustrated as such on GDC sales maps and the 
County’s Future Land Use Maps) to residential uses.  The Company’s agents eventually relented 
on their policy position and donated 41 parcels to the people of Charlotte County.    
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       City of Cape Coral               Cape Coral, FL  
Deputy Planning Director.  1985-1990.  Authored and supervised preparation of key elements of the 
1988 Comprehensive Plan (the City’s first plan under the 1985 Growth Management Act) and the 
City’s 1989 Land Development Code.  
  

Education  
 Indiana University                          Bloomington, IN   

Master of Public Affairs (MPA) from the O’Neill School of Public and Environmental Affairs, 1982. 
Concentration in Urban and Regional Planning.   
  
Bachelor of Arts (BA). 1976. Undergraduate degree in English Literature and History.  

 
 
Important Cases, Continuing Education, Writing & Teaching  
   

 Subcontracted with Bruce Hoch of New Jersey-based CPG Corplan on the Economic 
Development Plan for the City of Cape Coral.  The final report was presented to City Council on 
January 22, 2025. 
 

 Co-presented a panel “Sometimes a Word is Worth a Thousand Pictures: Communication Skills 
for Planners” with Tony Palermo, AICP, and Doug Kelly, AICP, at FPZA annual conference in 
Charlotte Harbor, June 5, 2024.  His segment “The Rhetoric of Planning” focused on the words 
that form a persuasive narrative.  
 

 Program chair for APA Florida/ FPZA “The Perfect Storm Eight Months Out: A Symposium for 
Professional Planners, Design Professionals, Plan Commissioners & Regular People” at Charlotte 
County Event & Conference Center Punta Gorda May 12, 2023. 
 

• Presenting a panel “Incorporation, Annexation, and Disincorporation” with Jim Studiale, AICP, 
and Luke Lirot, Esq. at APA Florida state conference on Orlando September 7, 2022. 
 

• Co-presented a panel “Legislative and Quasi-judicial: What Every Planner Needs to Know” with 
Attorney Andrew Dickman, AICP, at annual conference of Florida Planning and Zoning 
Association on Captiva Island June 3, 2022. 
 

• Program Chair for “The Swamp Peddlers”, an APA Florida/ Florida Planning & Zoning Association 
symposium conducted on August 6, 2021 in Punta Gorda. Keynote speaker Jason Vuic and other 
presenters explored the legacy of land sales scams in Southwest Florida on the twentieth 
anniversary of the General Development Corporation bankruptcy. 
 

• Designed and co-presented “Land Use 101”, a seminar for planning commissioners, elected 
officials, and new planners, hosted by the City of Cape Coral on June 16 and July 14, 2021 with 
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co-presenters Vince Cautero, AICP, the City’s Community Development Director, and Attorney 
Ralf Brookes.   
 

• Expert witness for client West Villagers for Responsible Government (WV4RG), a citizen 
organization which challenged the annexation of the 8730-acre non-contiguous West Villages 
subdivisions into the City of North Port.  The City Commission rejected the Villagers’ challenge 
by a unanimous vote, but following appeal presented by attorney Luke Lirot, the Twelfth District 
overturned the City’s order denying petition for contraction in West Villagers for Responsible 
Government v. City of North Port.  

 
• Moderated a panel for law credit at the September 9, 2020 Zoom-facilitated American Planning 

Association’s Florida state conference.  Co-presenters were attorneys Karen Consalo, Thomas 
Hawkins, and Andrew Dickman.  “The Rules are Very Different Here: How to Reform Florida’s 
Land Use Decision-making Process” surveyed the inconsistencies among local governments’ 
handling of land use decision-making and proposed a new Environmental Land Management 
Study (ELMS) to improve those processes.   
 

• Attended and participated in American Planning Association Florida chapter’s 18th annual Public 
Policy Workshop at Florida State University, Tallahassee February 2020.  

  
• Drafted update of Town of Fort Myers Beach Sign Ordinance to reflect SCOTUS Reed v. Gilbert 

opinion for Weiler Engineering Fall 2019-Winter 2020.  
  
• Program chair for “Planners in Peril: Law, Legislation, and Ethics for Design Professionals,” an 

APA Florida Promised Lands section symposium December 6, 2019 at Bonita Springs City Hall.  
  
• Program chair for “How High is the Water, Ma?: Rising Sea Level on the Florida Gulf Coast and 

what we can do about it,” sponsored by Friends of Boca Grande Community Center, March 22, 
2019 at the Boca Grande Community Center Auditorium.   

  
• Member, Faith Presbyterian Affordable Housing Board, a not-for-profit corporation which 

aspires to offer quality housing for low- and moderate-income persons in Cape Coral. Appointed 
2018; appointment ended December 2020.  

  
• Received 2018 American Planning Association Florida Chapter, Promised Lands section’s first-

ever Wayne Daltry Award for Planning Programs for developing professional education 
symposia.  

  
• Prepared policy audit of Town of Fort Myers Beach Comprehensive Plan for Weiler Engineering, 

Summer 2018.  
  
• Program chair for American Planning Association symposium “Warped Tour ’18: Land Use Law 

for Planners” March 23, 2018 in Punta Gorda.  
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• Attended and participated in the hurricane-shortened APA Florida chapter annual conference in 

Daytona Beach September 4-6, 2017.  Led panel with Greg Beliveau, AICP and Jane West Esq. 
entitled “How to Build a Better Client.”   

  
• Program chair for Captiva Community Panel/ Florida APA symposium “Now in My Back Yard: 

Rising Sea Level on Florida’s Gulf Coast and what can be done about it” January 13, 2017 at 
South Seas Resort on Captiva Island.  

  
• Co-authored article with Karen Consalo, Esq. “Best Practices for Local Government Land Use 

Decision-making” in Summer 2016 edition of Florida Planning.  
  
• Speaker at American Planning Association Florida Chapter Annual Conference in Tampa, 

September 9, 2016. “A Pre-tirement Guide for Perplexed Planners: Making the Transition to Solo 
Practitioner.”  

  
• Attended and participated in CLE International’s annual Land Use Law symposium in Tampa, 

August 18-19, 2016, and August 6-7, 2015.  
  
• Speaker at University of Central Florida 2016 Public Administration Research Conference April 8, 

2016.  Topic: “What’s the Big Idea: New Software that Aids Land Use Decisions.”  
  
• Attended and participated in APA Florida chapter annual conference in Hollywood, Florida 

September 10-13, 2015.   
  
• Coordinator and presenter for daylong FAPA-sponsored symposium “Everything You Ever 

Wanted to Know about Florida Land Use” in Cape Coral May 16, 2014.  
     

Jurisdictions - Expert Witness Work  
  

Bonita Springs  Miramar  
Bradenton  
Cape Coral (5) 
Charlotte County (2)  
Collier County  (4)  
DeSoto County  
Fort Myers Beach (4)  
Hardee County   
Hendry County (C Court) 
Hernando County  
Highlands County  
Hillsborough County (4) 

Monroe Co (2, incl ALJ)  
North Port 
Orange County  
Ormond Beach 
Pasco County (2) 
Palm Beach County (ALJ) 
Polk County (C court)  
Punta Gorda (2)  
St. Johns County (4) 
Sarasota County  
Sumter County 
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Hillsboro Beach 
Lantana  
Lee County (8) 
 

Suwannee County 
Venice   
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DARYL MAX FORGEY, AICP 
LA D USE PLA ER & EXPERT WIT ESS 

max@forgeyplanning.com 
239.560.5864 

April 28, 2025 

Hernando County Planning & Zoning Commission 
20 North Main Street 
Brooksville, FL 34601 

SUBJECT: EXPERT REPORT IN SUPPORT OF REZONING PETITION #H-24-82 FOR 
SPRING HILL PDP (GC) LOCATED AT US 19 AND SPRING HILL DRIVE IN 
UNINCORPORATED HERNANDO COUNTY FLORIDA 

1. PURPOSE OF REPORT  

This report, prepared on behalf of Applicant MERIDIEN DEVELOPMENT LLC, 7901 SE 
Osprey Street, Hobe Sound FL 33455, outlines justifications for approval of Rezoning 
Application Number H-24-82, which proposes to rezone an eleven-acre (11.0 +/- acre) parcel 
located at the northeast corner of Commercial Way (US 19) and Spring Hill Drive in 
unincorporated Hernando County.  This report will provide the Hernando County Planning & 
Zoning Commission (P & Z) and the Board of County Commissioners (BOCC) with competent 
substantial evidence by evaluating the proposed uses and their general consistency with the 
Hernando County Comprehensive Plan and Land Development Code (LDC) and will propose 
findings of fact to justify a recommendation of approval by the P & Z at their as-yet unscheduled 
hearing, and subsequent approval by the BOCC.  

2. QUALIFICATIO S A D PROFESSIO AL EXPERIE CE OF EXPERT 

The undersigned is a land use planner and expert witness with a Master of Public Affairs (MPA) 
degree with a concentration in Urban and Regional Planning from the O’Neill School of Public 
and Environmental Affairs at Indiana University Bloomington. Max Forgey been a member in 
good standing of the American Institute of Certified Planners (AICP) since 1993. His work in 
Florida spans more than three decades, serving as both a public sector planner and private 
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consultant with extensive experience in comprehensive planning, zoning, land development 
review, and expert witness testimony. A full resume detailing his professional qualifications and 
career experience is appended to this report. 

3. SUBJECT PROPERTY A D APPLICA T’S REQUESTED ACTIO  

The subject property is currently designated Residential on the Future Land Use Map (FLUM), 
a component of the Hernando County Comprehensive Plan, and is zoned PDP(SU)-Landscape 
Buffer.  The subject property comprises approximately 11 acres of unimproved, undeveloped 
land located at the northeast corner of Commercial Way (US 19) and Spring Hill Drive in 
unincorporated Hernando County, with substantial frontage on US 19 and Spring Hill Drive. 

The petitioner is a joint venture between Meridien Development LLC and GPK Holdings LLC, 
which is also the Contract Purchaser of the 11-acre parcel.  The Applicant proposes to rezone the 
property to allow development of a high-quality, infill commercial center consisting of five 
buildable commercial lots and one dedicated open space parcel. Uses contemplated include 
national fast-casual dining, a drive-through coffee shop, and small to mid-sized office and 
medical tenants. The development will be  capped at 24,000 square feet of total building area and 
shall not exceed a single story.. A separate parcel of approximately 2.5 acres will also be created 
for the Open Space - Conservation Area which will include an area for a detention pond.  

The Applicant seeks deviations to reduce the front yard setback on US 19 from 125 feet to 50 
feet, consistent with existing commercial development in the area—and to reduce internal 
setbacks and buffer widths where necessary to accommodate the subdivision and contemporary 
retail building footprints.  

The site lies predominately within FEMA-designated Flood Zone X, indicating that the property 
is a minimal flood risk, with a minor portion in Zone AE. Surrounding land uses include major 
regional retail to the west (Walmart), C-1 and C-2 zoning to the north and south, and residential 
subdivisions to the east across Pinehurst Drive.  The Applicant has conducted Phase I 
Environmental Survey and a geotechnical survey which have identified no adverse conditions on 
the property.  

4. QUASI JUDICIAL ATURE OF CASE  

Application No.  H-24-82 is quasi-judicial in nature.  As a quasi-judicial matter, the application 
must satisfy a strict scrutiny test to ensure adherence to the city’s land use policies, emphasizing 
the importance of procedural fairness and evidence-based decision-making. 
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In Florida, changes in zoning, as in this situation, must be amended by quasi-judicial procedures.  
W. Thomas Hawkins, in his magisterial Land Use Law in Florida [Routledge, 2021] posits that 
“Florida courts call as-applied land use actions quasi-judicial, and subjects those decisions to 
strict scrutiny, a standard which…requires competent and substantial evidence and testimony 
showing that the decision meets applicable requirements of law. Additionally, parties affected by 
quasi-judicial decisions are entitled to procedural due process protections to which parties 
affected by legislative decisions are not entitled [pg. 35].   

The undersigned and Client Meridien Development LLC intend to present a complete body of 
competent substantial data and analysis in support of this application for rezoning of the subject 
property, including a thorough review of the Hernando County Comprehensive Plan, Land 
Development Code, and other persuasive evidence. 

5. CO SISTE CY WITH THE HER A DO COU TY COMPREHE SIVE 
PLA  

Future Land Use Map (FLUM). The FLUM is a component of the Future Land Use Element 
(FLUE) and is adopted by ordinance. FLUE Goal 1.04 and its subordinate objectives and 
strategies identify the FLUM as the guiding mechanism for land use decision making in 
Hernando County:  

“Land use designations are intended to protect community character, discourage urban 
sprawl, promote economic growth and promote compatibility between uses. The Future 
Land Use Map shall be the guiding mechanism that directs development through general 
category locations, descriptions, densities and intensities of future land use. [F.S. 
163.3177(6)(a)]” 

Although the FLUM shows this parcel as Residential, the following strategies support the notion 
that commercial use is consistent with the Comprehensive Plan: 

Strategy 1.04A(1) states, in part: “… The categories on the Future Land Use Map illustrate the 
predominant future character of the area indicated and are not intended to be parcel-specific and 
may not match the zoning designations or boundaries in existence at the time of Plan adoption. 
Rather, they indicate the anticipated future disposition of the land’s character with which future 
zoning, rezoning, development and redevelopment will be generally consistent.” 
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Strategy 1.04A(2) states, in part: “Review of rezoning requests shall be consistent with the 
overall intent of the Future Land Use Map (FLUM) and Comprehensive Plan strategies in terms 
of potential use or character and in terms of potential densities and intensities…” 

The proposed use is consistent with FLUE Goal 1.04, and with Strategy 1.04A(1) and Strategy 
1.04A(2) because it is consistent with the FLUM which is the guiding mechanism for directing 
future development in unincorporated Hernando County in the rezoning process. 

“Residential” FLUM definition. The subject property has a FLUM designation of “Residential” 
which is addressed in FLUE Strategy 1.04A(3), Objective 1.04B,  and Strategy 1.04B(1) which 
state as follows: 

“Strategy 1.04A(3): “The Residential Category accommodates residential growth 
clustered in and around urbanized areas and those areas that maximize the efficient use of 
infrastructure contained in long range facilities plans of the County.” 

“Objective 1.04B: “The Residential Category allows primarily single family, duplex, 
resort and multi-family housing and associated ancillary uses such uses may be allowed 
subject to the locational criteria and performance standards of this Plan. Residential 
density shall not exceed 22 dwelling units per gross acre.” 

“Strategy 1,04B(1): “Commercial and institutional uses within the Residential 
Category are generally associated with medium and high density residential development 
and may include neighborhood commercial, office professional, recreational, schools, 
and hospitals. Minor public facilities that do not unduly disturb the peaceful enjoyment of 
residential uses may also be allowed.” 

While the FLUM designates the subject property as Residential, the Residential FLUM category 
is not exclusively residential in implementation and specifies that some commercial activities are 
allowable.  The Commercial Category language in Strategy 1.04B(1) “recognizes existing 
commercial use corridors along U.S. Highway 19   The Commercial FLUM designation is the 
predominate use along Commercial Way/ US 19, and the proposed use would be an extension of 
the existing neighborhood scale commercial uses along US 19. . . and existing and planned 
commercial nodes at intersections of arterial and/ or collector roads . . .  [t]he Commercial 
Category also recognizes the ability to designate infill parcels for commercial use lying in 
proximity to and between, but not necessarily contiguous to, other existing commercial 
designated properties.”   

“Commercial” FLUM definition.  FLUE Objective 1.04G defines the “Commercial” FLUM 
designation that dominates the immediate vicinity of the subject property. 
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“The Commercial Category allows primarily retail, office, and commercial service uses 
with an overall average gross floor area ratio of 0.35 but also includes limited industrial, 
recreational and institutional uses. Residential and mixed uses may be allowed subject to 
locational criteria and performance standards.”  

FLUE Strategy 1.04G(1) amplifies the intent of the objective: 

“Commercial development as envisioned on the Future Land Use Map is intended 
primarily for locations at major intersections and along major corridors where service to 
local and regional markets are enhanced by transportation patterns. New commercial 
zoning is directed to these mapped areas. Commercial areas that are not mapped but are 
allowed under this Future Land Use Category include neighborhood commercial and 
specialty commercial uses as described in this Plan, commercial approved as part of 
mixed use developments, commercial designated by planned development districts, the 
infill development of existing commercial areas, commercial areas extending from 
designated commercial nodes, and pre-existing commercially developed and designated 
areas. Frontage roads and cross-access between commercial uses is required where 
needed in accordance with the provisions of this Plan and adopted land development 
regulations.” 

FLUE Strategy 1.04G(6) provides decision-making guidance about future commercial 
development along the US 19 corridor, which is stated here in abridged form:  

The Commercial Category provides for commercial uses including products and services 
along major corridors and at roadway intersections to serve residents and visitors on both 
a localized and regionalized basis. The Commercial Category recognizes existing 
commercial use corridors along U.S. Highway 19 and State Route 50 and existing 
and planned commercial nodes at intersections of arterial and/or collector roads. 
The Commercial Category includes small unmapped existing commercial properties. The 
Commercial Category also recognizes the ability to designate infill parcels for 
commercial use lying in proximity to and between, but not necessarily contiguous to, 
other existing commercially designated properties…” 

The proposed use is consistent with Objective 1.04G because it will offer retail, office, and 
commercial service uses, and may offer other allowable uses subject to locational criteria and 
performance standards.  The proposed use is consistent with FLUE Strategy 1.04G(1) because it 
is located at a “major intersections” and “along a major corridor where service to local and 
regional markets are enhanced by transportation patterns.” 
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Spring Hill Corridor.    Future Land Use Element (FLUE) Objective 1.06B provides as follows: 
“The area along Spring Hill Drive extending from U.S. Highway 19 to Waterfall Drive is 
identified as the Spring Hill Drive Corridor.” This objective and its subordinate strategies 
explicitly recognize the Spring Hill Corridor as an opportunity for revitalization and infill.   

Subordinate Strategy 1.06B(2) amplifies this objective with a catalogue of specific implementing 
actions as follows:  

“Development proposals along the Spring Hill Drive Corridor should consider: 

a. building placement that is integral to the street front with parking behind it; 

b. mixed commercial and residential uses including mixed-use buildings; 

c. shared and reduced parking, and flexible parking placement to enhance multi-
modal connections, drainage and public space layouts; 

d. pedestrian and bicycle access enhancements to improve connectivity from the 
neighborhood to Spring Hill Drive;  

e. sidewalks, bicycle lanes and pedestrian connectivity along the Corridor; 

f. public areas and amenities such as furniture and lighting, coordinated with 
open space and public transit; 

g. transition at street intersections from residential to nonresidential land use 
character; 

h. appropriate architectural standards including building scale, 

i. building mass step-down, architectural compatibility and themes.” 

This strategy, which applies specifically to Spring Hill, supports commercial development that 
places buildings along the street edge, enhances pedestrian access, improves architectural quality, 
and transitions sensitively to adjacent residential land uses, as proposed in this application.  The 
proposed uses are consistent the nine Strategy 1.06B(2) criteria. 

Centers and Corridors. GOAL 1.06 – “Centers and Corridors” articulates an overarching vision 
of the importance of designated corridors, such as Spring Hill, as an opportunity for good 
planning with these words: “Hernando County will consider identifying Centers and Corridors of 
economic activity and/or transitioning neighborhoods and uses where increased planning focus 
and public investment may be prioritized. This planning effort seeks to provide place-making 
amenities attractive to the workforce, address the negative characteristics associated with aging 
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neighborhoods, preserve community character in historic and unique neighborhoods and 
proactively manage land use along major transportation corridors. [F.S. 163.3177(6)(a)9.b] 

Objective 1.06A gives specific identifiers of the designated corridors as follows:  

“Centers and Corridors are characterized as having three or more of the following 
features: moderate to high land value, concentration of workforce, presence of mixed 
housing types, concentration of employment opportunities, presence of community 
focal points such as schools or parks, served by public transit, and presence of goods and 
services to meet daily needs. 

While a good case could be made that the subject property meets all of the criteria, it certainly 
qualifies by meeting the four criteria in boldface above. 

Subordinate Strategy 1.06(A)2 prescribes the procedural criteria for approving land use changes 
in the Spring Hill Corridor: “Use of the Planned Development Project (PDP) and master plan 
process is recommended for designated Centers and Corridors.”  The application is therefore 
consistent with FLUE Strategy 1.06(A)2.   

6. SITE PLA I G A D E VIRO ME TAL CO SIDERATIO S & PUBLIC 
FACILITY IMPACTS 

Site planning. The master site plan attached to this application envisions an infill commercial 
development, with parcels arranged to maximize access, function, and compatibility. Primary 
ingress and egress are provided from US 19 via two driveways—one full access and one limited 
to right-in/ right-out movements. A third driveway is proposed on Pinehurst Drive and designed 
as a ¾ access point, allowing right-in/ right-out and left-in maneuvers while restricting outbound 
left turns to protect residential traffic flow.  The applicant also proposes to offer a sidewalk along 
Pinehurst to assure safe, convenient pedestrian access and travel. 

Internal traffic flow will be facilitated by a shared drive aisle that links all five commercial lots. 
This layout will support internal connectivity and access management and will also preserve 
long-term operational flexibility for parcel owners. Parcel lines are platted with cross-access 
easements to avoid future conflicts and improve coordinated site design. 

Setbacks and landscape buffers are provided in accordance with Hernando County Code. The 
applicant requests modifications where warranted by site geometry or tenant-specific layout 
needs. The front setback reduction along US 19, for instance, brings buildings closer to the street 
edge and aligns with neighboring developments, improving visual continuity and pedestrian 
accessibility. The drive-through uses are placed away from residential edges. 
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Environmental. The environmental conditions of the site are generally favorable for 
development. The Applicant has conducted Phase I Environmental Survey and a geotechnical 
survey which have identified no adverse conditions on the property. Protected species, wetlands, 
and other environmental features will be further addressed in upcoming reports. The proposed 
site plan provides meaningful conservation through the reservation of a 2.5-acre open space tract 
along the northern property boundary. 

This open space amenity will serve multiple purposes: it will house the stormwater retention 
system for the entire development, will provide a wide vegetative buffer between commercial 
buildings and adjacent single-family homes, and will protect visual and noise separation through 
thoughtful landscaping. By preserving this area and designing the drainage features in 
accordance with Southwest Florida Water Management District (SWFWMD) requirements, the 
project will satisfy environmental obligations while enhancing compatibility with neighboring 
uses. 

Public facility impacts. The proposed development will not adversely impact public facilities 
and is supported by existing infrastructure. All necessary utilities—water, sewer, and stormwater
—are available at the site frontage. A 12-inch water main along US 19, an 8-inch water main on 
Pinehurst Drive, and a 10-inch force main serve the property and will be extended internally to 
each parcel. Stormwater will be captured and treated in accordance with County and SWFWMD 
criteria via a centrally located retention facility. This system has been sized and designed as part 
of the PDP master plan and can accommodate the full build-out scenario of the project. Traffic 
generation from the development is within acceptable thresholds for an urban infill site served by 
two arterials. All driveways have been conceptually reviewed by FDOT and the County and 
include improvements such as turn lanes and tapering as required. There are no projected impacts 
on school capacity, parks, or emergency services. Solid waste and fire access will be provided 
through the shared internal drive system and existing County systems. 

7. COMPATIBILITY WITH EIGHBORI G USES  

Florida Statutes define “compatibility” as follows: “(9) ‘Compatibility’ means a condition in 
which land uses or conditions can coexist in relative proximity to each other in a stable fashion 
over time such that no use or condition is unduly negatively impacted directly or indirectly by 
another use or condition.” [Ch. 163.3164(9)].  The proposed land use pattern—i.e. conventional 
uses along two existing commercial corridors—would constitute a continuation of the 
conventional commercial and professional business patterns that already exist.  There will be no 
drastic intensification of use which might happen if, say, multi-story commercial activities were 
imposed on the edge of single-story residential or commercial uses, or big box operations with 
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outdoor storage were introduced in close proximity to small-lot commercial or professional uses.  
Coexistence with neighboring uses over time is assured in this situation.  This application assures 
compatibility via site planning techniques, including 2.5 acres of preserved open space buffering 
residential uses to the north and placement of traffic-generating activities away from residential 
boundaries.  The proposed uses are entirely compatible with existing and anticipated uses, as 
compatibility is defined in Florida Statutes, and it is entirely reasonable to assume that they will 
continue to be in the future.  The proposed use therefore meets the test established in Ch. 
163.3164(9).   

8. CO SISTE CY WITH LA D DEVELOPME T CODE  

The proposed PDP(GC) zoning satisfies both the general and specific criteria for commercial 
planned developments per Hernando County’s Land Development Code. 

• Setbacks and Buffers (Appendix A, Article VIII): The proposed 50-foot setback along 
US 19 is consistent with PDP(GC) standards where design alternatives are permitted 
through the PDP master planning process. Variances for menu boards and interior buffers 
are minimal and mitigated by distance, design, and retained vegetation. 

• Compatibility and Mitigation (§163.3164(9), F.S.): See paragraph 7, above. 

• Design Standards (Code Article III): The architecture and signage proposed meet 
Hernando County’s Commercial Design Standards, which promote a consistent visual 
identity, scale, and materials palette in harmony with the streetscape. 

• Traffic & Access (LDC and FDOT Coordination): All access points connect directly to 
arterial roads (US 19 and Spring Hill Drive), consistent with LDC requirements. The site 
exceeds the standard of two independent vehicular access points and minimizes conflict 
with adjacent residential streets. 

• Pedestrian and Multi-Modal Standards: The internal circulation plan promotes 
connectivity and walkability across parcels, consistent with LDC expectations and Comp 
Plan directives for Centers and Corridors. 
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• Intensity and Massing: At 24,000 sq ft on 11 acres, the project’s floor area ratio (FAR) is 
approximately 0.05—well below thresholds for intensity concerns. Height will be  
capped at one story, buffered, and stepped back from residential zones. Massing is broken 
up across multiple pads, which ensures visual rhythm and reduces scale impact. 

This analysis demonstrates that the application is not only consistent with the Comprehensive 
Plan and Land Development Code, but also purposefully designed to withstand scrutiny related 
to compatibility, intensity, and infrastructure adequacy. These are the common areas of challenge 
in quasi-judicial proceedings, and the proposed plan includes ample mitigation and design 
response to meet—and exceed—those standards. 

9. RECOMME DED FI DI GS OF FACT JUSTIFYI G APPROVAL OF 
APPLICATIO  

Based upon the competent substantial data and analysis presented in this expert report and in the 
testimony presented by and on behalf of Meridien Development LLC, the Hernando County 
Board should approve this proposed rezoning based upon the following findings of fact: 

Finding 1: Consistency with the Comprehensive Plan.  The application as proposed is 
consistent with Goal 1.04, Strategies 1.04(A)1 and 1.04(A)2.  The subject property is designated 
"Residential" on the Future Land Use Map of the Hernando County Comprehensive Plan. The 
proposed PDP(GC) zoning is specifically consistent with FLUE Strategy 1.04A(3), Objective 
1.04B, and Strategy 1.04B(1); Objective 1.04G and Strategy 1.04G(1);  Objective 1.06B and 
Strategy 1.06B (2); Objective 1.06A and Strategy 1.06A(2).  

Finding 2: Supports Infill Development Principles.  The project constitutes an infill 
commercial development by utilizing existing infrastructure and providing accessible services 
within a designated commercial corridor. This approach promotes efficient land use and avoids 
sprawl. 

Finding 3: Compliance with Hernando County Land Development Regulations. The 
application complies with Appendix A of the Hernando County Code (Zoning) and Article VIII 
(Planned Development Projects), including submission of a master plan, narrative, site 
circulation plan, and request for limited and justified variances. 

Finding 4: Compatibility with Adjacent Development. The project is compatible with existing 
development along US 19 and Spring Hill Drive. The proposed uses (fast food, coffee shop, 
medical office, etc.) align with nearby commercial uses and are buffered appropriately from 
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adjacent residential zoning districts, satisfying the compatibility standard under Florida Statutes 
§163.3164(9). 

Finding 5: Adequate Infrastructure and Public Services. The project will be served by 
existing water and sewer infrastructure and complies with SWFWMD stormwater management 
requirements. Transportation impacts have been mitigated through the design of access points 
and turning lanes approved by FDOT. No impacts are anticipated to school, park, or emergency 
services. 

Finding 6: Variance Requests Are Justified and Minor in ature.  Requested deviations to 
setbacks and buffer spacing are modest, typical of PDPs, and necessary to accommodate modern 
commercial building formats. These deviations do not compromise compatibility or performance 
standards.

Finding 7: Public Purpose and Community Benefit. The proposed development introduces 
needed commercial services, promotes walkable access, and improves visual and functional 
aspects of a long-vacant site. It supports the local economy, employment, and tax base while 
aligning with the stated intentions of the Comprehensive Plan. 

Finding 8: Conforms to Legal Requirements of Quasi-Judicial Proceedings.  This 
application meets the evidentiary burden of competent substantial evidence required for quasi-
judicial proceedings under Florida law. Testimony and exhibits provided by the applicant, 
including this expert report, provide a factual basis for approval by the LPA and Board of County 
Commissioners.

Respectfully, 

Max Forgey, AICP 
Certification #051,330 

Attachments: Resume of Daryl Max Forgey, Expert Witness Documentation 

cc: Mark Keschl 
James Conroy 
Kyle Benda, Esq. 
Tom Slaughter 
Jordan Hester
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Planning Resource Object
To: Danielle Nigro
Subject: FW: CASE #H-24-82
Date: Monday, June 2, 2025 3:59:16 PM

 
 
From: Mindy Fellman <mindyfellman@gmail.com> 
Sent: Monday, June 2, 2025 12:13 PM
To: Omar DePablo <ODePablo@hernandocounty.us>; Jeffrey Rogers <JRogers@co.hernando.fl.us>;
Tobey Phillips <tphillips@co.hernando.fl.us>; Scott Herring <SHerring@co.hernando.fl.us>; Planning
Resource Object <Planning@co.hernando.fl.us>
Cc: PinehurstConcernedCitizens@gmail.com
Subject: CASE #H-24-82

 

 

Omar DePablo
Jeff Rogers
Toby Phillips
Scott Herring
 
This email is in protest to the building you are planning on the
land on 19 and Pinehurst.  I live in this neighborhood and I am
not in favor of 5 businesses taking over this space.  Cars driving
fast are already an issue on our neighborhood roads.  The last
thing we want is more traffic.  The proposal is also for a fast
food restaurant.  That will bring noise and lights at night that we
don't want as well.  The trees in this area are a barrier to 19 and
you want to take those down to build these buildings.  The
developer said they will put new trees up, but it will take years
for those trees to grow.
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You do not live in this area - We do!  There are plenty of other
vacant lots you can develop.  We don't want this in our
neighborhood!
 
Sincerely,
 
Mindy Fellman
5501 Alderwood St, Spring Hill, FL 34606
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: John Allocco
To: Colleen V. Conko
Subject: Fw: Comments on H-24-82 Pinehurst Hearing Aug. 5th
Date: Wednesday, July 23, 2025 3:58:19 PM

Please add to comments 

John Allocco
District 3
Hernando County Board of Commissioners 

From: DeeVon Quirolo <sierraclubadventurecoastcc@gmail.com>
Sent: Wednesday, July 23, 2025 3:55:45 PM
To: John Allocco <JAllocco@co.hernando.fl.us>
Subject: Comments on H-24-82 Pinehurst Hearing Aug. 5th
 

John--Please accept the following comments on the Pinehurst development H-24-82 scheduled
for hearing at the August 5th BOCC meeting. I am unable to attend in person. I write to you
today on behalf of the members and supporters of the Sierra Club Adventure Coast Group. 
Green space is essential for quality of life and clean air.  We encourage you to value the long-
standing zoning of this parcel. It was originally depicted in an advertising brochure from
Deltona Corporation and included in the approved Deltona Master Plan as a green landscaping
barrier fronting US Highway 19 as part of the main entrance into the Spring Hill area and the
planned residential development behind it.

Now an out of town developer is asking you to overturn the required provision for a
green buffer that was part of the original site plan. Homeowners purchased
residences there based on that promised green buffer zone. How is it possible to
revoke that condition now with an encroachment of such clearly incompatible use.

The property is located within the FL-DEP Weeki Wachee Priority Focus Area as
contributing too many nutrients into the springs and within a floodplain that will
require specific permitting and mitigation and perhaps an FDOT drainage permit. It
should remain as part of the undeveloped watershed that absorbs stormwater runoff
and carbon dioxide from vehicular traffic as originally designed.  

This parcel was rejected for development in 1988, 2010 and 2022 and is now back
again.  This latest rezoning application seeks to subdivide this parcel into five
commercial units including retail, restaurants and financial institutions including drive-
thru’s, medical and dental offices, and business/professional or nonprofit offices, also
with drive throughs.   The applicant is seeking setback deviations from 125’ to 50’
along Highway 19 and along Pinehurst Drive, from 35’ to just 5’ for large retail
development. The planning department is requiring a Frontage Road along the entire
property fronting US 19.
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Residents want access to Pinehurst Drive to remain residential with no connectivity to
this new development.  There is strong opposition to commercial intrusion into this
residential area.  It certainly won’t protect the residents from the new impacts of
heavy traffic and delivery trucks along Pinehurst Boulevard.  Noise from this new
development combined with its location at a busy intersection without a green buffer
will diminish quality of life.

At a minimum, this intensity and incompatibility with existing residences should be
mitigated with a 50 foot landscape buffer along Pinehurst Drive.    As was required in
the 2010 application, a concrete wall inside the green buffer on Pinehurst Drive facing
residences should be required, and new HVAC mechanical/operational equipment set
back at least 100 feet and shielded with screening.

Given the intense unplanned development that has already occurred in Spring Hill,
please consider quality of life issues for residents in weighing this new
application.  Clearly, there is concern that this land be converted into something that
is not needed to replace its current function as green space that was a condition for
the earlier approval to build the residential area behind it. If approved, it will
negatively impact the lives of nearby residents with no demonstrable need for this
type of development in lieu of a required green buffer that is required in all major
developments. Thank you for the opportunity to submit these comments.  In the end,
will it make Spring Hill a better place to live?

DeeVon Quirolo
Sierra Club Adventure Coast
Chair

The Sierra Club is America’s largest and most influential grassroots environmental
organization, with more than 3.5 million members and supporters. In addition to
protecting every person's right to get outdoors and access the healing power of
nature, the Sierra Club works to promote clean energy, safeguard the health of our
communities, protect wildlife, and preserve our remaining wild places through
grassroots activism, public education, lobbying, and legal action. For more
information,  Visit www.sierraclub.org/florida/adventure-coast.
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Louella Heaton
To: Administration Resource Object
Subject: H2482
Date: Friday, July 25, 2025 7:55:42 AM

Thank you for your service and keeping Hernando county beautiful.
I am very concerned with development file number H-24-82 we are unable to access
onto Springhill Drive from Pinehurst on a daily basis. Absolutely no entrance or access
can be made on Pinehurst. This is a safety issue for our children in our neighborhood!!!
Our neighborhood votes no on rezoning H – 24–82.
Thank you for your time and please take this all into consideration. This is the third time
we have had to fight for our neighborhood. You can revisit the last two attempts.
Pinehurst Concerned Citizens 

Sincerely 

Louella Heaton
louellaheaton@aol.com
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: brabbitt79
To: Ryan Amsler; Brian Hawkins; John Allocco; Steve Champion; jcampbell@co.hernandocounty.us; Administration

Resource Object; jrogers@co.hernandocounty.us
Cc: pinehurstconcernedcitizens@gmail.com
Subject: H-24-82 Pinehurst Hearing Aug. 5th
Date: Wednesday, July 30, 2025 7:09:08 AM

Good morning. 

We are writing to formally OPPOSE the proposed rezoning request for H-24-82 scheduled for
your consideration on August 5th.  As concerned residents of Hernando County, we believe
this rezoning poses significant safety risks to our community that cannot be overlooked. No
Pinehurst ingress/egress!

The proposed change could endanger residents by increasing traffic on Pinehurst.. These
changes would directly impact the safety and well-being of families, children, and elderly
residents in the area.

We already experience significant cut through traffic in our neighborhood.

We urge the Board of Country Commission to prioritize the safety and quality of life of
Hernando County residents by DENYING this rezoning request. Maintaining the current
zoning aligns with the community’s long-term interests and ensures a safe environment for all.
We respectfully request that you consider these concerns  and listen to the residents of our
neighborhood.

Thank you for your time and dedication to serving our community. 

Respectfully,

Brenda and Dave Rabbit

Sent from my T-Mobile 5G Device
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RESOLUTION NO. 2025 - _____ 
 
WHEREAS, Hernando County has adopted zoning regulations pursuant to Section 125.01(1) and 
Chapter 163, Florida Statutes, which authorize the County to regulate the use of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and 
 
WHEREAS, the Hernando County Board of County Commissioners (BOCC) conducted a duly 
advertised public hearing to consider the requested changes in zoning on the specified parcels in 
Hernando County, Florida, as more fully described below; 
 
NOW THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS 
OF HERNANDO COUNTY, FLORIDA, AS FOLLOWS: 
 
APPLICANT: Mark Keschl of Meridien Development, LLC on behalf of Gary Haber, Evelyn 

Haber, Kenneth L. Haber, and Martha Haber 
 
FILE NUMBER:  H-24-82 
 
REQUEST: Rezoning from PDP(SU)/Planned Development Project (Special Use) to 

PDP(GC)/Planned Development Project (General Commercial) with a Specific 
C-2 use for drive in restaurant with deviations 

GENERAL  
LOCATION: Northeast corner of Commercial Way and Spring Hill Drive 
 
PARCEL KEY 
NUMBERS: 411931 
 
REQUEST: Rezoning from PDP(SU)/Planned Development Project (Special Use) to 

PDP(GC)/Planned Development Project (General Commercial) with a Specific 
C-2 use for drive in restaurant with deviations as enumerated in the BOCC Action, 
which is incorporated herein by reference and made a part hereof.  The 
representations contained in the rezoning application are incorporated herein by 
reference and made a part hereof and are relied upon by the County to be true and 
correct.  For purposes herein, it is presumed that all notice and advertising 
requirements have been satisfied. 

 
FINDINGS 
OF FACT: ALL of the facts and conditions set forth in the County’s staff memoranda and 

presented to the BOCC in connection with the public hearing in this matter are 
incorporated herein by reference and made a material part of this Resolution as 
integral to the BOCC’s Action.  The BOCC finds that the testimony and record 
supporting APPROVAL of the request to be credible and to constitute competent 
substantial evidence.  In further support thereof, the BOCC makes the following 
specific findings of fact: 

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses. 
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CONCLUSIONS  
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

Florida Statutes.  Accordingly, after public hearing and testimony, being fully 
advised in the record, and based upon competent substantial evidence, the BOCC 
makes the following specific conclusions of law: 

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses.  
 
ACTION: After notice and public hearing, based upon the record in this matter and ALL of 

the findings of fact and conclusions of law above, the BOCC hereby APPROVES 
Rezoning from PDP(SU)/Planned Development Project (Special Use) to 
PDP(GC)/Planned Development Project (General Commercial) with a Specific 
C-2 use for drive in restaurant with deviations as set forth in the BOCC Action, 
which is incorporated herein by reference and made a part hereof.  Any requests, 
uses, variances or exceptions that were requested in connection with this rezoning 
application but not specifically approved herein are hereby deemed DENIED. 

 
ADOPTED IN REGULAR SESSION THE        DAY OF                         , 2025. 
 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

 
 
Attest: __________________________________ By: __________________________________ 
 Douglas A. Chorvat, Jr.  Brian Hawkins 
 Clerk of Circuit Court & Comptroller  Chairman 
 
 
 
(SEAL) 
 

APPROVED AS TO FORM AND LEGAL SUFFICIENCY 
 
By:  _____________________________________________ 

County Attorney’s Office 
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NOTICE OF PUBLIC HEARING
HERNANDO COUNry FLORIDA

PLANNING AND ZONING COMMISSION

The Planning and Zoning Commission of Hemando County, Flodda,
will hold a Public Hearing in the John Law Ayers County Commission
Chambers, Hemando County Govemment C€nter, 20 North Main
Street, Room 160, Brooksville, Florida on June 9, 2025. Thc meet.
lng strrts at 9100 AIll and the casoE wlll be heard thcreafter ln
tho order established whon the agcnda ls publl3hd.

BOARD OF COUNTY COMMISSIONERS

THE HERNANDO SUN; Pubtished Weekty

Brooksvitle HernandoCounty FLORIDA

PUBL15HER'S AFFIDAVIT OF PUBLICATION

STATE OF FLORIDA

COUNTY OF HERNANDO :

in the matter of
APPLICANT Southern Vatley Homes, LLC

was pubtished in said newspaper by print in the issue(s) of:

May 30, 2025

and/or by pubtication on the newspaper's pubticly avaitable website, if
authorized, on May 30, 2025

Affiant further says that the newspaper compties with att

tegat reguirements for pubtication in chapter 50, Ftorida

Statutes.

(Signature of Affiant)

Sworn to and subscribed before me

This 2nd day of June, 2025.

(Signature ) LISAM. MACNEIL
* * CommissbnltlH2Sa9TS

ExpkeeAgdl 19,2026

The Board of County Commissionors of Hemando County, Florida,
wlll hold a Public Hearing in the John Law Ayers County Commisslon
Chambers, Hemando County Govemment Center, 20 North Main
Street, Room 160, Brooksvitle, Florida, on August 5, 2025. The
maeting starts at 9:OO Ail and the carer wlll bc hcerd tharcafter
ln tho ordor..tabllshcd whon the Eoard rgonda ls publlshed.

Before the undersigned authority, Jutie B. MagLio, personalty appeared, *ho on f[E,l,".f$[ti*,
oath, says that she is Editor of the Hernando Sun, a weekty newspaper REoUESTa

pubtished at Brooksvitte in Hernando County, Ftorida, that the attached copy of
the advertisement, being a

NOTTCE OF PUBLTC HEARING GENERALLOCAION:

Southem Valley Homes, LLC
H-24-71
AR-2(Agricullural Residential 2) to
AC{Aoricultural Commercial)
Norih-side of Wiscon Road,'epproxi-
matetv 670' east of California Street
3r'5736

Lance Lowery
H-2441
Rezoning from R1-A (Residential) and
C-2 (Highway Cornmercial) to PDP(GC)
Planned Development Proiect (General
Commercial) with a specific C-2 use for
outdoor storaoe
Approximatsv 175' north of Cortez Bou-
levard, bounded by Mondon Hill Road
and Ralev Road.

PARCEL KEY NUMBER: 1 181090.'1 181 08 1, 1181125,822872

Moridien Devolopment LLC Mark Keschl
H-2442
Rezoning from PDP(SUlPlannEd
Dovelopment Project (Special Use) to
PDP(GcyPlanned Devdopment Proiect
(Genoral Commercial) with a Specific
C-2 use tor drive in restaurant with
deviations
Northsast com6r of Commercial Way
and Spring Hill Drive
411931

Arsanv 66th Street. LLC
H-25-01
Rezoning from AR-2 (AgriculturaliRes-
idential) to PDP(MF) Planned Devel-
opment Projecl (Multifamily), PDP(GC)
Planned Dev€lopment Proiect (General
Commercial), and PDP(SF)Planned
Development Proje<l (Single Family)
with deviations
Norrh of County Line Road, South ol
Pot O Gold Lane, approximately 1000'
west of the interseclion of County Line
Road and Suncoast Boulevard
1E9940, 189959

APPLICANT:
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICAN?
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT
FILE NUMBER:
REQUEST

GENERAL LOCATION:

PARCEL KEY NUMBER:

(Print, Type, or Stamp Corptissioned Name of Notary Public)/
Personatly known / or

produced identification_

Notice Continues on Page 2

Type of identification prod

Notice of Public Hearing - Southem Valley Homes, LLC Page 1 of 2
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GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT:
FILE NUMBE
REOUEST:

FILE NUMEER:
REQUESTI

APPLICANI
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUIi4BER:

H-25-O5
Rezonlng lrom AG (Agriailtural) lo PO-
P(GC) Plannod D€velopment Proiocl
wilh a Speclal Exceplion tor en Educe-
tional Fscilitu
NorlhrvBst cirnor of Citrus Wsy 6nd
Ponc6 D6 Leon Boulevad
332367

Sunnv Plnos of liernando LLC
t+2ub7
Re.Establlsh Mast8r Plan on Prop€tty
Zon€d Combined Planned D€velopment
Pror€ct wlth C2 and R1MH U566 and
d6vialions
Northwest com€r of SR 50 and Mondon
Hi[ Rosd
370360

Brinon and KaMa Cox
H-25-11
Rezofling frorn R-1 C (Resldental) to AR
(Aod.UlturauResid€rnral)
bolrbb frontaa€ on Yeltiw Froo Avo an l
Palmdel€ Roed
610173

H-7+12
Rezoning lrom C-4 (H€avy Highwey
Comm€rcial) to C2 (Highway CoiIL

Nodh sldo of Chambord Sl, 6pproxi-
mately 690 Feet from Sunshlns Grov6
Rd.
998870

GENERAL LOCATION:

PARCEL KEYNUMBERi

APPLICANT:
FILE NU[IBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

lnler6sled parli€s may app$r at tho m66ting and b€ h6ard on thes€
mstlefs, You are further advlsed lhal il a person decide8 10 appeal
any quasi.judlcial doclslon made by ihe 8oard, Agency orCom-
mission wilh resp€ct lo any matter considered at such headng or
lneeting, he or she will need a record of the proceeding, and that, for
such purpos€, he or sh6 may ne€d to onsuro that a verbatim record
ofthe proc6eding is mad6, which reclrd indud$ lhe tsstmony and
evldencs upon which the epp€6lis !o be based.

Docuftsntelroo may b€ rev,cwed by ths public al tho Hemando
County Plannlnq D€pertrnent, 1653 Blaise Drive, Brooksville, Florida
34601, b6tween the holrs of 7:30AM - 4:00 PM, Monday thrcugh
Fiday, legsl holidays oxc€pted or m6y be viewed 06o w63k pnor to
the m€etng via the County's website at wuw-hemandocounty.us -
follow the Boad Agendas end Minut66 link to th6 specllled public
h66ring.llyou should hav6 any additional quesUons regarding this is-
sue, please contsct lh€ Plannlng Dsparlmental planning@hemando-
county.us, 352-7:,44057, or ln witjng at: Hemendo County Planning
DeFrtment, 1653 Bleis€ Drive, Broohville, Florida 34601-

ln accodance wilh lhe AmeicaB with Disabililies Act, persons with
disabilit€s n€eding a spocial accommodation lo partidpete in flis
proc6edlng shdJld contscl Jesslca Wrlght, County Admlnlstratron
Building, 1 5470 Flighi Palh Drive Brooksvllle, FL 34604, lolephone
352-754-4002, no laterthanthree (3)day6 pdortolho proc€odings- lf
hearing impaired, please call 1400-676-3777 for assiEtanc€.

ls/ OmarDePablo
Devolopmenl Servic€s Director
H€msndo County Plenning DMsion

Published: May 30,2025

Notice of Public Hearing - Southern Valley Homes, LLC Page 2 of 2
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Meeting: 08/05/2025
Department: Planning

Prepared By: Dlnigro Nigro
Initiator: Omar DePablo

DOC ID: 16104
Legal Request Number: LR-2025-315-1

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Rezoning Petition Submitted by Arsany 66th Street, LLC, for Property Located on County Line 
Road (H2501)

TITLE

BRIEF OVERVIEW
Request:
Rezoning from AR-2 (Agricultural/Residential) to PDP(MF) Planned Development Project 
(Multifamily), PDP(GC) Planned Development Project (General Commercial), and 
PDP(SF)Planned Development Project (Single Family) with deviations.

General Location:
North of County Line Road, South of Pot O Gold Lane, approximately 1000’ west of the 
intersection of County Line Road and Suncoast Boulevard

P&Z Action: 
On June 9, 2025, meeting, the Planning and Zoning Commission voted 3-2 to approve   the 
recommendation to rezone from AR-2 (Agricultural/Residential 2) to PDP(MF) Planned 
Development Project (Multifamily), PDP(GC) Planned Development Project (General 
Commercial), and PDP(SF) Planned Development Project (Single Family) with deviations.

FINANCIAL IMPACT
A matter of policy and no financial impact.

LEGAL NOTE
The Board has the authority to make the requested rezoning decision pursuant to Chapters 
125 and 163 Florida Statutes.  The Applicable Criteria for a Zoning District Amendment are 
contained in Appendix A (Zoning Code), Article VI.  The Applicable Criteria for a PDP are 
found in Appendix A (Zoning Code), Article VIII.  The Zoning District Amendment must be 
consistent with the Comprehensive Plan.

RECOMMENDATION
It is recommended that the Board adopt and authorize the Chairman’s signature on the 
attached resolution approving the petitioner’s request for a rezoning from AR-2 
(Agricultural/Residential) to PDP(MF) Planned Development Project (Multifamily), PDP(GC) 
Planned Development Project (General Commercial), and PDP(SF)Planned Development 
Project (Single Family) with deviations, with performance conditions.

Omar DePablo Escalated 07/23/2025   2:49 PM
KayMarie Griffith Approved 07/23/2025   3:39 PM
Michelle Miller Approved 07/24/2025   8:36 AM
Albert Bertram Approved 07/24/2025   9:48 AM

REVIEW PROCESS

Page 1
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Resolution (ID # 16104) Meeting of August 5, 2025

Pamela Hare Approved 07/25/2025   9:08 AM
Jon Jouben Approved 07/30/2025   9:40 AM
Heidi Prouse Approved 07/30/2025  11:35 AM
Toni Brady Approved 07/30/2025   3:33 PM
Jeffrey Rogers Approved 07/30/2025   5:00 PM
Colleen Conko Approved 07/30/2025   5:05 PM

Page 2
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HERNANDO COUNTY ZONING AMENDMENT PETITION 

Date: 01/02/2025

Application to Change a Zoning Classification 

Application request (check one): 

Rezoning D Standard � PDP
Master Plan D New D Revised
PSFOD D Communication Tower D Other
PRINT OR TYPE ALL INFORMATION 

I APPLICANT NAME: I Arsa ny 66th Street, LLC 

zol-�o'2...Lil !.3Address: 2801 Leprechau n Lane
City: Palm Harbor 

�o[-�oo.'11tPJ1one: 3:21 708 1 oee:.. Email: renee boel<el Ht@yah oe 1,g111

File No. �___,_,_� _ _  Official Date Stamp: 

H-- 25-01 
RECEIVED 

JAN O 2 2025 

Htffllndo County Development Service$
Zoning Division _ � 

Property owner's name: (if not the applicant) ___________________________ _

I REPRESENTATIVE/CONT ACT NAME: I Fra nk Dicaro 

Company Name: ProCivil 360 LLC
Address: 12 S. Main Street 

City: Brooksville State: ..c.F....::L:;__ ____ Zip: 34601
Phone: 352-593-4255 Email: . ...cP:...:e;._;_r;._;_

m
;_;_;
it=ti'-'ng"'--=@C...Cp:.;..r..::..oc.::.;i...:...v=il3:::..:6:::..:0:...c..c-=-o=m-"--------------------

I HOME OWNERS ASSOCIATION: ID Yes� No (if applicable provide name) __________________ _ 

Contact Name:--------------------------------------
Address: __________________ City: ______ _ _ State: __ Zip:. ___ _

I PROPERTY INFORMATION: I
I. PARCEL(S) KEY NUMBER(S): ...:.1=89::..:9:.....:4=0-=&=--1:....::8=9-=95=-=9'-----------------------
2. SECTION 35 TOWNSHIP _2_3_8 _______ � RANGE -'1-'-7..:::E _______ _
3. Current zoning classification: ..:.A..:.:R....:.:2=--------------------------------
4. Desired zoning classification: ....:C:::..:o::..:m.:..:..:::.b:.:..in:..::e...:::d-'-P-=D=-P:__i.('-'M:..:..:ix..:..:e:...:d=-U=se-=-)'----------------------
5. Size of area covered by application: _1:...:

8
:..:.
.8

=-
9
=---c..

A=c-'-'re
:::..:

s
:;__ ________________________ _

6. Highway and street boundaries: Cou nty Line Road a nd Pot O' Gold La ne 

7. Has a public hearing been held on this property within the past twelve months? D Yes� No
8 Will expert witness(es) be utilized during the public hearings?
9. Will additional time be required during the public hearing(s) and how much?

D Yes� No (If yes, identify on an attached list.)
D Yes� No (Time needed:------/

PROPERTY OWNER AFFIDIV AT 

I, ----1------�:....L.!...:...-=....:..,.=""----------------" have thoroughly examined the instructions for filing this
application and state and affirm that al information submitted within this petition are true and correct to the best ofmy knowledge and
belief and are a matter of public record, and that (check one):

D I am the owner of the property and am making this application OR 11 I /1 
� I am the owner of the property and am authorizing (applicant): ----"'/tAfc..L-'-�C-�'--'/ o-4�

4

��=.'---c,__ _________ _
and (representative, if applicable): ProCivil 360 LLC 

----�----------------------------

to submit an application for the described property.

Effective Date: 11/8/16 Last Revision: 11/8/16 PRINT FORM 

Rezoning Application Form_ I 1-08-16. Docx 

���---

FRANK DICARO, JR. 
MY COMMISSION t HH 2608n

EXPIRES: August 6, 2026 

CLEAR FORM Notary Seal/Stamp 
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Project Location: The property in question is 18.89 acres. lt is located on the North sioUqlfil0$unty Line Road,
and the South side of Pot O'Gold Lane. ltiswestofSuncoastBlvd,andeastofOakLakeDrive. The area is

knows as El Pico. For the most part, El Pico is an old, unrecorded subdivision.

NARRATIVE
FOR

Dimetry Combined PDP
Rezon ing

I
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APR 012025
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Present Zoning: The land is presently zoned AR2
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25.03.26 Revised Rezoning Narrative
PROCrVtL350, LLC
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NARRATIVE
FOR

Dimetry Combined PDP
Rezoning

lanua ty 2025

SINGTE FAJ\,I!I Y

UOAILE HOTIE

Desired Zoning: The applicant is desirous to rezone the property to PDP(MF), PDP(GC), PDP(5F). The mixed use
would incorporate General Highway Commercial along County Line Road,0.5 acre single family lots on the north
(accessing Pot O' Gold Lane), and multifamily townhomes in between. There will be 15 Units of Apartments
above the Commercial pieces.

The residential homes on the north side of the project are to blend the intensity against the land to the north.

summary of Request: The applicant is desirous to rezone the property to pDp(MF), pDp(Gc), pDp(sF)

Proposed External Setbacks: Front:
S ides:

Rear:

75'
20'
35',

commercial setbacks: Front: 75'(Deviation from 125') due to reverse frontage road**

setback Deviation: Front setback to be 75'; this is a deviation from the 125' setback due to the reverse frontage
road.

t* : The plan depicts a reverse frontage road from west to East through the project. The townhomes and
commercial will both abut the Proposed frontage road. A round-about is proposed for the intersection of the
reverse frontage road and the main roadway through the project.

25.03.26 Revised Rezoning Narrative
PROCrVtt360, Lrc

l2

Present Land use: The land is currently designated as Residential.
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NARRATIVE
FOR

Dimetry Combined PDP
Rezoning

Januarv 2025
Buffers: The buffers on the project would be a 20'Right-of-Way Enhanced Natural buffer along County Line
Road. The east and west sides would have a six foot vinyl fence with enhanced vegetation within the 10'buffer
There will be internal buffering between the project's changes in use. Buffers will be maintained by the
proposed HOA.

Soils: According to information found on the NRCS database, the existing soils are Candler fine sand. The soils
are well drained soils, this is typical in this area.

{

A
o-

9

Sanitary Sewer: County line Road has an existing 16" Force Main located on the North Side of its right ofway.
The infrastructure for the complete build-out would be designed with a master pumping station to connect to
the existing HCUD 16" forcemain. A sewer analysis would be completed for connection to the HcuD system
du ring the Construction Permitting.

25.03.25 Revised RezoninB Nerrative
PROCrVtL350, tLC
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n

-
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NARRATIVE
FOR

Dimetry Combined PDP
Rezoning

lanuarv 2025

Potable Water: County Line Road also has an existing 8" water main along the northern side of the Right-Of-

Way. The infrastructure for the complete build out would be designed with a connection to the existing 8" water
line. A water Analysis would be completed for connection to the HCUD system during the Construction
Permitting. lt is planned that this connection would be routed to the north through the project and available to
connect in the future to County water on Pot O' Gold Lane.

t

Spnnt HiL FL
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Pleasc note tle information shorvn on this map is for visual reference on! and is subje.t to 6eld wrification.
verification ofsize, location, depth, material gpe and anv other peninent inlbnnaion is the responsibility of the developer.

Utility lmtbns (h not guamntee Cf,.[,.cit!].

Website: http: //utww.hernandocounty.us/(lwtments/depertmetts-n-z/utilities HCUD Customer Service 352.754.4037

25.03.25 Revised Rezoning Narrative
PROCtVrL360, trc

4

Environmental: The existing soils and vegetation support habitat for gopher tortoise. The Developer shall, prior
to any construction, conduct a wildlife assessment. Available mapping and site inspection ensure there are no
wetlands or surface waters on-site.

Floodplain: According to FEMA mapping as well as SWFWMD Basin research, there are no flood plains existing
on or adjacent to the project area. The entire project area is located in Flood zone ,,x,,.
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NARRATIVE
FOR

Dimetry Combined PDP
Rezoning

Janua 2025
Drainage: The master plan includes ample provision for an on-site retention areas to meet the following
requirements:

1. Water Quality
2. 25 Yeat - 24 hour event
3. 100 Year - 24 hour event.

Streets: County Line Road is an existing Roadway which will provide connection to the project. Pot O' Gold Lane

on the north side of the project is an existing lime rock County owned roadway, which can be utilized as an

emergency exit if needed. Due to the volumes of traffic expected, the Developer will consider improving Pot O'

Gold Lane from his connection, east to Suncoast Blvd.

Traffic: Based on the latest tables from the ITE manual, the proposed project may generate up to 310
Peak PM Trips. A traffic study will be completed and be further addressed at the time of concurrency. The
Developer understands off-site traffic improvements which may be recommended by the traffic study, may be

at his sole expense.

Dedicated Public lmprovements: Under the discretion of Hernando County, an independent traffic study and

the water/sewer analysis, future improvements may be necessary for this project. The full length of
requirements to this point are unknown until all reports are completed.

It is assumed Hernando County will request an additional 60 feet of right-of-way along County Line Road. The
Developer is aware of this due to researching other zoning requests in the area. The Developer will request
traffic impact fee credits in lieu of payment from Hernando County for this land. The Developer may also
request traffic impact fee credits for work performed on Pot O' Gold Lane, since land-owners to the north and
west will also be utilizing this roadway if improved.

25.03.26 Revised Rezoning Narrative
PROCtVtL360 , LLC

5

Access: The site is accessed from County Line Road and Pot O' Gold Lane.
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F:\Rezonings\H-25-01 Arsany 66th Street, LLC\Staff Report\H-25-01 Staff Report P&Z.Docx 

STAFF REPORT 

HEARINGS: Planning & Zoning Commission:      June 9, 2025 
Board of County Commissioners:     August 5, 2025 

APPLICANT: Arsany 66th Street, LLC 

FILE NUMBER:  H-25-01 

REQUEST: Rezoning from AR-2 (Agricultural/Residential 2) to PDP(MF) Planned 
Development Project (Multifamily), PDP(GC) Planned Development Project 
(General Commercial), and PDP(SF)Planned Development Project (Single 
Family) with deviations 

GENERAL 
LOCATION: North of County Line Road, South of Pot O’ Gold Lane, approximately 1000’ 

west of the intersection of County Line Road and Suncoast Boulevard.  

PARCEL KEY 
NUMBER(S): 189940, 189959 

APPLICANT’S REQUEST 

The petitioner is requesting a rezoning of the subject property from AR-2 (Agricultural/Residential 
2) to PDP(MF) Planned Development Project (Multifamily), PDP(GC) Planned Development 
Project (General Commercial), and PDP(SF) Planned Development Project (Single Family) with 
deviations. The petitioner proposes developing single-family lots on the northern portion of the 
site, accessed via Pot O’ Gold Lane, with multi-family townhomes in the central area and 
commercial uses on the southern end. The single-family homes on the north will provide a gradual 
transition in intensity to the adjacent land. 
The total proposed development density and intensity is as follows:  

Development Type Number of Units Square Footage 

Single-Family Homes 4  

Townhomes 170  

Commercial   23,500 square feet 

Apartments  
(Based on R-3 Development Standards) 

15  

 
Deviations Requested:  

• Setback Deviation (County Line Road): 75’ (Deviation from 125’) 
• Maximum Lot Coverage (Single Family): 60% (Deviation from 35%)  
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Hernando County Planning Department Staff Report H-25-01 

F:\Rezonings\H-25-01 Arsany 66th Street, LLC\Staff Report\H-25-01 Staff Report P&Z.docx 2 

SITE CHARACTERISTICS 

Site Size: 18.89 acres 

Surrounding Zoning; 
Land Uses: North: AR-2(Agricultural/Residential); Single family 
  Residence 

South: Pasco County 
East: AR-2 (Agricultural/Residential); Undeveloped 
West: AR-2 (Agricultural/ Residential); Undeveloped 

 
Current Zoning: AR-2 (Agricultural/ Residential 2) 
Future Land Use 
Map Designation: Residential 

ENVIRONMENTAL REVIEW 
The petitioner shall be required to comply with all applicable FWC (Florida Fish and Wildlife 
Conservation Commission) permitting requirements. 

UTILITIES REVIEW 

The Hernando County Utilities Department (HCUD) reviewed the petitioner’s application and 
provided the following comments: 

• HCUD does not currently supply water or sewer service to the subject site.  
• Water and sewer service are available via 8” water main and 16” force main that runs 

along County Line Road. 
• The proposed project will be subject to a utility capacity analysis and connection to the 

central water and sewer system at time of vertical construction.  
• HCUD has no objection to the requested zoning change from AR-2 

(Agricultural/Residential) to PDP(MF) Planned Development Project (Multifamily), 
PDP(GC) Planned Development Project (General Commercial), and PDP(SF)Planned 
Development Project (Single Family) with deviations. 

ENGINEERING REVIEW 
The subject property is located north of County Line Road, south of Pot O’ Gold Lane, 
approximately 1,000’ west of the intersection of County Line Road and Suncoast Boulevard. The 
petitioner is proposing a bisecting access drive from north to south from Pot O’ Gold to County 
Line Road. The County Engineer has reviewed the petitioner’s request and provided the following 
comments: 

• The project lies within the Spring Hill Lakes watershed, within three basins. The BFE 
ranges from 30.4’ to 34.0 NAVD 88. 

• The petitioner shall provide a Traffic Access Analysis as per the Hernando County Facility 
Design Guidelines.  
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Hernando County Planning Department Staff Report H-25-01 

F:\Rezonings\H-25-01 Arsany 66th Street, LLC\Staff Report\H-25-01 Staff Report P&Z.docx 3 

• Any improvements identified by the Traffic Access Analysis will be the responsibility of the 
developer. 

• The petitioner shall be required to improve Pot O’ Gold Lane in accordance with the current 
Hernando County Facility Design Guideline standards, extending from Suncoast 
Boulevard to the western boundary property line. 

• The driveway connections, parking spaces and overall parking lot layout shall be designed 
and constructed to comply with current Hernando County Facility Design Guideline 
standards.   

• A dedication of 60’ of right-of-way along County Line Road shall be required.   
• Traffic impact fee credits shall only be in accordance with the Traffic Impact Fee 

Ordinance.  
• Traffic impact fee credits for work performed on Pot O’ Gold Lane shall be in accordance 

with the Traffic Impact Fee Ordinance.  
• The County Engineer's office has expressed concerns about the requested setback 

reduction along County Line Road, citing potential issues related to future road widening 
plans 

Comments:  Due to the County Engineer’s concern about the setback reduction along County 
Line Road, Planning staff will not support this deviation request. Details on this 
request and the Planning staff recommendation are located within the Land Use 
Review section.  

Note:   Subsequent to the County Engineer’s initial comments, the petitioner discussed the 
setback reduction along County Line Road with Department of Public Works staff. 
The County Engineer updated his comments to state that the setback distance of 
75’ is adequate with the required right of dedication of 60’ and a provided 50’ 
reverse frontage road.  Planning staff recommendation has been revised to 
incorporate these updated comments.  

LAND USE REVIEW 

The petitioner is proposing a mixed-use development incorporating multi-family, general 
commercial, and residential single-family components. The plan would include general 
commercial along County Line Road, four (4) half acre single family lots on the northern portion 
of the site with access via Pot O’ Gold Lane, and 120 multi-family townhomes situated between 
the commercial and single-family areas. The commercial component will consist of 23,500 square 
feet of space, including 2,500 square feet designated for restaurant use, with 15 residential 
apartments proposed above the commercial units. 

GENERAL PROJECT REQUIREMENTS 
Proposed Perimeter Setbacks:  
The petitioner has proposed the following perimeter setbacks for the subject site:  

Perimeter Setback Setback Width 
North/ Rear (Pot O’ Gold Lane 35’ 
South /Front (County Line Road) 75’ (Deviation from 125’) 
West & East Sides 20’ 
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Hernando County Planning Department Staff Report H-25-01 

F:\Rezonings\H-25-01 Arsany 66th Street, LLC\Staff Report\H-25-01 Staff Report P&Z.docx 4 

 
Comments: The County Engineer has approved the setback deviation request submitted by 

the petitioner, if 60’ along County Line Road is dedicated for right of way and the 
reverse frontage road is constructed to County standards. 

Buffers:  
The petitioner has proposed the following perimeter buffers for the subject site:  

Buffer Location Buffer Width 
South (County Line Road) 20’ 
East & West 10’ 

 
Comments: The east and west buffers shall be supplemented with a 6’ vinyl fence with on the 

inside buffer. 

RESIDENTIAL REQUIREMENTS  
The petitioner has proposed single-family residential units along the north end of the project, with 
townhome units in the center portion of the site. At the front of the site, above commercial uses, 
apartments are proposed.  
 
Proposed Single Family Setbacks: 
The petitioner has proposed the following setbacks and lot coverage for the single-family homes. 

 
 
 
 
 

 
Townhomes Unit Parameters:  
The petitioner has not provided minimum setback criteria for the townhomes. Should the master 
plan receive approval, the petitioner shall be obligated to meet the minimum R-3 setback 
requirements as follows: 

 

 
 

The petitioner shall be limited to 120 townhome units with a density of 10.25 unit per acre. 

Apartment Parameters:  
The petitioner has not specified unit sizes for the apartments proposed above the commercial 
uses at the front of the site. If the master plan is approved and apartments are constructed, the 

Unit Type/Setback Single Family 
Front Setback 25’ 
Side Setback 10’ 
Rear Setback 20’ 
Lot Coverage 60% (Deviation from 35%) 

Unit Type/Setback Townhomes 
Front Setback 25’ 
Side Setback 10’ 
Rear Setback 20’ 

300



Hernando County Planning Department Staff Report H-25-01 

F:\Rezonings\H-25-01 Arsany 66th Street, LLC\Staff Report\H-25-01 Staff Report P&Z.docx 5 

apartments shall be required to meet the unit size requirements in accordance with the R-3 
Residential zoning district.  
Access:  
To establish minimum access requirements to single-family and multifamily subdivisions, the 
Board of County Commissioners adopted a policy requiring two (2) means of access for 
subdivisions. The policy serves to provide more than one-way in and one-way out for residents of 
a subdivision, alternate routes for emergency services, interconnection between subdivisions, a 
shortened drive time for residents to the entrance/exits, and access points for travel direction 
outside of the development. A minimum of two (2) access points must be provided to serve any 
new subdivision or development pod with more than 50 units. If approved, individual single family 
and multifamily pods that exceed 50 units must meet the two (2) means of access per pod. 

Additionally, Hernando County Land Development Regulations require that new single-family and 
multifamily developments with more than 50 units provide at least one treed roadway/access way 
for motor vehicles extending through the length or width (whichever is greater) of the development 
with a vegetative buffer at least 10' in width.  

Comments:  The petitioner shall provide a treed entranceway into the development; this 
entranceway must be shown on the master plan and conditional plat.  

Neighborhood Park:  
All developments with 50 dwelling units or more shall provide and maintain a neighborhood park 
system for use by the residents of the subdivision in accordance with the requirements of the 
LDRs. The proposed project contains more than 50 dwelling units.  Neighborhood parks may 
count towards the minimum open space requirements. The amount of land provided and 
maintained as a neighborhood park shall be 1.0 acre for the first 50 dwelling units plus 1/100th of 
an acre for each dwelling unit over 50 up to 250 dwelling units, for a maximum of 3.0 acres. If 
approved, the development must meet the minimum neighborhood park requirements as required 
by the County’s LDRs. Individual single-family and multifamily pods that exceed 50 dwelling units 
must provide a neighborhood park. 

Comments:   If approved, the petitioner shall provide appropriate recreation amenities for the 
townhomes and apartments. These amenities shall be specified at the time of site 
development/construction drawings for the site. Additionally, the site shall be 
designed to provide multipurpose pathways to integrate the neighborhood parks 
within the development and provide for bicycle/pedestrian access throughout 
neighborhood. The multipurpose pathways shall be a minimum of eight (8) feet 
wide with an appropriate landscape buffer on both sides based upon the scale and 
intensity of adjoining uses. These pathways shall incorporate pedestrian scale 
lighting and, where possible, take advantage of drainage features and other open 
space opportunities, incorporating pedestrian scale landscaping and seating 
areas. 

Natural Vegetation:  
Projects two (2) to twenty (20) acres must designate an area of at least five (5) percent of the total 
project area as preserved natural vegetation and no construction activity can occur in this area. 
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Hernando County Planning Department Staff Report H-25-01 
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Preserved natural vegetation areas must be a minimum of two thousand (2,000) square feet and 
no more than two (2) non-contiguous areas shall be allowed. 

Comments: No multipurpose pathways shall be placed within the vegetated buffers along the 
perimeter of the development or within those areas reserved for the preservation 
of natural vegetation.  

Fire Protection Plan:  
Hernando County LDRs require that a fire protection plan be completed for residential 
developments with lot sizes less than 60ˈ in width.  

Comments:  If approved, the petitioner shall submit a fire protection plan with the Conditional 
Plat in accordance with Hernando County LDRs. 

Parking  

Multi-Family County Land Development Regulations (LDRs) require a minimum of 1.5 spaces per 
unit for (1) one and (2) two bedrooms and (2) two spaces for (3) three or more bedrooms.     

Comments: The applicant shall be required to provide adequate parking in accordance with the 
Land Development Regulations at the time of site plan approval.  

COMMERCIAL REQUIREMENTS:  
 
Proposed Commercial Building Setbacks: 
The petitioner has proposed the following setbacks for the commercial buildings:  

Commercial Setback Location Setback Width 
North/Rear  35’ 
South /Front (County Line Road) 75’ (Deviation from 125’) 
West & East Sides 20’ 

 
 
Retail Development Standards:  
The petitioner has indicated that the proposed project will consist of 23,500 square feet of 
commercial which will be integrated with the proposed multifamily. Although the project does not 
meet the Large Retail development square footage of 65,000, specific standards are being 
applied from the Large Retail Development Standards due to the mixed-use complexity and size 
of the project. 

• Mechanical/operational equipment including HVAC located at ground level shall be set 
back at least one hundred (100) feet from any property line external to the development 
site and shall be visually shielded through enhanced screening or shall be located on 
the roof and shall be visually shielded with a parapet wall. All mechanical/operational 
equipment shall be sound attenuated as necessary to comply with the county’s noise 
ordinance.  

Comment: Any noise producing machinery or equipment (refrigeration units, air 
conditioning, chillers, etc.) for the commercial outparcels shall be placed on the 
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roof and screened by a parapet wall with a similar architectural style as the 
building. 

• Where the proposed commercial development consists of multiple buildings (excluding 
out parcels), then loading areas and loading docks should be situated between said 
buildings in a manner which allows the buildings to act as screens. All loading 
areas/docks shall be set back at least one hundred (100) feet from any property line 
external to the development site and shall be screened at 100% opacity through the use 
of landscape plantings, berms, fences or walls. The County may require the use of 
absorptive noise barrier walls for commercial noise reduction.  

• County LDRs require lighting that enhances the visual impact of the project on the 
community and specifically address lighting intensity levels and glare accordingly. 
Commercial buildings and projects shall be designed to provide safe, convenient and 
efficient lighting for pedestrians and vehicles. 

Comments:  The petitioner has not indicated any provisions for lighting of the subject 
property. If approved, the petitioner should be required to provide full cutoff 
fixtures and retain all light on-site and prevent any light spillage 

 
• All on-site advertising signs, including out parcels, shall be designed as part of a 

complete signage system and shall be limited to ground mounted monument type signs. 
Ground mounted monument type signs are signs where the bottom edge of the sign is 
no greater than ten (10) feet above grade and which otherwise meets all sign 
requirements in this code. 

Comments: The predominant sign material shall be similar to the material (e.g., brick, 
stone, etc.) of the commercial buildings developed on the subject property. 
All on-site advertising signs, including outparcels and the subdivision 
entrance signs, shall be designed as part of a complete signage system, and 
shall be limited to ground mounted monument type signs.  Ground mounted 
monument type signs are signs where the bottom edge of the sign is no 
greater than ten (10) feet above grade and which otherwise meets all sign 
requirements in this code. Size sizes and location shall meet the minimum 
requirements of the County LDR’s. 

Parking  
County Land Development Regulations (LDRs) require a minimum of 4.0 parking spaces per 
1,000 square feet of commercial use, and 0.5 parking spaces per seat for restaurant and fast-
food establishments. The petitioner is proposing 23,500 square feet of commercial, which requires 
94 parking spaces. In addition, 2,500 square feet of restaurant space with 48 seats require 24 
parking spaces, totaling 118 parking spaces including 5 spaces allocated to handicapped parking. 

Comments: The applicant shall be required to provide adequate parking in accordance 
with the Land Development Regulations (LDRs) at the time of site plan 
approval. If the commercial use has changed the parking calculations shall be 
required to meet the LDRs. 

Buffering  
A buffer shall be required between a Planned Development Project land use which is multifamily 
or non-residential and a land use, external to the PDP, which is residential, agricultural-
residential or agricultural. 
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The buffer shall consist of a minimum five-foot landscaped separation distance. The multifamily 
or nonresidential use located on such lot shall be permanently screened from the adjoining and 
contiguous properties by a wall, fence, and/or approved enclosures. Such screening shall have a 
minimum height of five (5) [feet] and a maximum height of eight (8) feet, or an evergreen hedge 
with a minimum height of five (5) feet at the time of planting. 
Comments: The petitioner proposes a 20’ right-of-way enhanced natural buffer along County 

Line Road. On both the east and west sides of the site, a six-foot vinyl fence is 
proposed, accompanied by a 10’ enhanced vegetation buffer. The petitioner is 
requesting a deviation from the required 5’ landscaped buffer to 0’. The buffers will 
be owned and maintained by the proposed HOA. 

Landscaping 
The petitioner must meet the minimum requirements of Florida Friendly Landscaping™ 
publications and the Florida Yards and Neighborhoods Program for design techniques, principles, 
materials, and plantings for required landscaping. 

 Residential Protection Standards 
This property is within 100' of a residential zoning district which requires the implementation of 
the residential protection standards.  Those standards are as follows: 

• There shall be no speakers or other sound equipment located within 100' of any single-
family residential district property line.  
 

• There shall be no buildings containing alcoholic beverage dispensation establishments, 
convenience stores, or automotive and truck repair establishments located within 100' of 
any single-family residential district property line.  
 

• No commercial activities which include customer entrances, drive-up windows, ordering 
boxes, or loading/unloading areas shall be allowed to operate between the hours of 12 
midnight and 7:00 a.m. within 100' of any single-family residential district property line.  
 

• No building within 100' of any single-family residential district property line shall be more 
than 20' in height.  
 

• All loading bays and loading docks must be a minimum of 100' from any single-family 
residential district property line. Additionally, all loading bays and loading docks must be 
screened from view from the public right-of-way or single-family residential district property 
line. Screening may include landscape plantings, berms, fences, or walls.  
 

• Air conditioning and/or other operational equipment must be oriented away from single 
family residentially zoned property or screened to minimize noise impacts and reduce 
visual incompatibility to the single family residentially zoned property. Screening may 
include landscape plantings, berms, fences, or walls.  

Comments:  The residential protection standards are included in the performance conditions. 
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COMPREHENSIVE PLAN REVIEW 

Future Land Use Map  

The subject property is located within the Residential land use classification on the adopted Future 
Land Use Map. Neighborhood Commercial is a consistent land use in the Residential Category. 
      
Residential 
Objective 1.04B:      The Residential Category allows primarily single family, duplex, resort and 

multi-family housing and associated ancillary uses such as recreational and 
institutional.  Office and certain commercial uses may be allowed subject 
to the locational criteria and performance standards of this Plan.  
Residential density shall not exceed 22 dwelling units per gross acre. 

Strategy 1.04B(1): Commercial and institutional uses within the Residential Category are 
generally associated with medium and high density residential 
development and may include neighborhood commercial, office 
professional, recreational, schools, and hospitals. Minor public facilities 
that do not unduly disturb the peaceful enjoyment of residential uses may 
also be allowed.  

Strategy 1.04B(2): Future residential development will be planned to locate where the 
Residential Category predominates on the Future Land Use Map as 
determined by the availability of facilities and services, the need to 
accommodate future growth, the strategies to discourage the proliferation 
of urban sprawl, and the impacts to natural resources, including 
groundwater. 

Strategy 1.04B(4):  The Residential Category includes zoning for multi-family housing 
generally averaging 7.5 dwelling units per gross acre up to 22 dwelling units 
per gross acre in order to provide for a diversity of housing choices.  
Multifamily housing should be located within, or in close proximity to urban 
areas shown on the Adjusted Urbanized Area Map, or near shopping and 
employment centers or within Planned Development Projects.   

Objective 1.08B:   County Line Road is recognized as a principal arterial roadway where 
transportation level of service and efficiency may be compromised by the 
intensification of land uses.  Planning for this corridor is intended to manage 
development for transportation efficiency and to protect residential 
neighborhoods. 

Comments: The proposed rezoning is consistent with the Comprehensive Plan as the 
Residential Land Use classification allows for residential and commercial 
uses to be developed through a mixed-use community. The commercial 
uses are located immediately adjacent to County Line Road transitioning 
in multi-family units with large single-family lots adjacent to agricultural 
residential uses. The uses proposed are consistent with the objectives and 
strategies for County Line Road. 
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NOTICE OF APPLICANT RESPONSIBILITY 
The rezoning process is a land use determination and does not constitute a permit for either 
construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 

The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 

STAFF RECOMMENDATION 
It is recommended that the Planning and Zoning Commission recommend the Board of County 
Commissioners adopt a resolution approving the petitioner’s request for a rezoning from AR-2 
(Agricultural/Residential) to PDP(MF) Planned Development Project (Multifamily), PDP(GC) 
Planned Development Project (General Commercial), and PDP(SF)Planned Development Project 
(Single Family) with deviations, with the following performance conditions: 

1. The petitioner must obtain all permits from Hernando County and other applicable 
agencies and meet all applicable land development regulations, for either construction 
or use of the property, and complete all applicable development review processes. 
 

2. The petitioner shall be required to comply with all applicable Florida Fish and Wildlife 
Conservation Commission permitting requirements. 
 

3. The developer shall provide a water and sewer capacity analysis at the time of 
Conditional Plat in accordance with the requirements of the Hernando County Utilities 
Department. 
 

4. The petitioner shall meet the minimum requirements of Florida Friendly Landscaping™ 
publications and the Florida Yards and Neighborhoods Program for design techniques, 
principles, materials, and plantings for required landscaping, as applicable. 
 

5. A comprehensive floral and faunal (wildlife) survey shall be performed and provided with 
the construction plans. Invasive species shall be included in this survey. Invasive plant 
species shall be removed during the development process. 
 

6. A connection to the central water and sewer system shall be made at the time of vertical 
construction. 
 

7. The petitioner shall provide a Traffic Study in accordance with the requirements of the 
County Engineer at the time of permitting. Any improvements identified and required by 
the Traffic Access Analysis, which could include off-site public improvements, will be 
the responsibility of the developer. 
 

8. The developer shall be responsible for the improvement of Pot O’ Gold Lane to comply 
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with the current Hernando County Facility Design Guideline standards, extending from 
Suncoast Boulevard to the western property line. 
 

9. All driveway connections, parking stalls, and overall parking layout shall be designed 
and constructed to comply with the current Hernando County Facility Design Guideline 
standards. 
 

10. A dedication of 60’ of right of way along County Line Road shall be required. 
 

11. Planning 
A. Allowable uses: Single Family, Multi-Family, General Commercial 
B. Maximum number of multi-family units:      120 
C. Maximum number of apartment units:         15 
D. Maximum number of single-family units:       4 
E. Maximum square footage of commercial use: 26,000 square feet 
F. Single Family Lot Coverage: 60% (Deviation from 35%) 
G. Single Family Setbacks: 

 Front: 25’ 
 Side: 10’ 
 Rear: 20’ 

H.  Townhomes Setbacks: 
 Front :25’ 
 Side: 10’ 
 Rear: 20’ 

I. Perimeter Setbacks: 
 North/Rear (Pot O’ Gold Lane): 35’ 
 South/Front (County Line Road): 75’ (Deviation from 125’) 
 West & East Sides: 20’ 

 
12. Buffers and Permanent Screening 

A. Buffer Location & Width 
o South/Front (County Line Road): 20’ 
o West & East Sides: 10’ 
o North: 10’ 
o Buffers along the eastern and western perimeters shall be supplemented with 

a 6’ opaque fence, interior to the landscaping. 
B. Internal Commercial Landscape Buffers 

o Internal: 0' (deviation from 5') 
 

13. The petitioner shall meet the minimum requirements for neighborhood parks for multi-
family development. 
 

14. The petitioner shall provide a treed entrance into the development; this entranceway must 
be shown on the master plan and conditional plat. 
 

15. The petitioner shall be required to provide a minimum of 5% of the total project as 
preserved natural vegetation. No multipurpose pathways shall be placed within the 
vegetated buffers along the perimeter of the development or within those areas reserved 
for the preservation of natural vegetation. 
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16. The petitioner shall submit a fire protection plan with the conditional plat in accordance 
with Hernando County LDRs. 

17. The applicant shall be required to provide adequate parking in accordance with the Land 
Development Regulation at the time of site plan approval. 
 

18. Residential Protection Standards shall be adhered to (Appendix A, Article 7, Section 6): 
• There shall be no speakers or other sound equipment located within 100' of any single-

family residential district property line.  
• There shall be no buildings containing alcoholic beverage dispensation 

establishments, convenience stores, or automotive and truck repair establishments 
located within 100' of any single-family residential district property line.  

• No commercial activities which include customer entrances, drive-up windows, 
ordering boxes, or loading/unloading areas shall be allowed to operate between the 
hours of 12 midnight and 7:00 a.m. within 100 feet of any single-family residential 
district property line.  

• No building within 100' of any single-family residential district property line shall be 
more than 20' in height.  

• All loading bays and loading docks must be a minimum of 100' from any single-family 
residential district property line. Additionally, all loading bays and loading docks must 
be screened from view from the public right-of-way or single-family residential district 
property line. Screening may include landscape plantings, berms, fences, or walls.  

• Air conditioning and/or other operational equipment must be oriented away from single 
family residentially zoned property or screened to minimize noise impacts and reduce 
visual incompatibility to the single family residentially zoned property. Screening may 
include landscape plantings, berms, fences, or walls.  

  
19. The development shall meet the minimum LDR design standards for Large Retail 

Development in Article III, Appendix A (Zoning) 
 

20. The petitioner shall dedicate 60’ along County Line Road for right-of-way for the future 
expansion of the roadway.  
 

21. The petitioner shall construct the reverse frontage road within the development in 
accordance with the Hernando County Facility Design Guidelines.  
 

22. The petitioner shall provide a master plan in compliance with all performance conditions 
within 30 calendar days of receiving staff comments related to the county BOCC approval.  
Failure to submit the revised plan will result in no further development permits being 
issued. 
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Planning and Zoning Commission: 
On June 9, 2025, meeting the Planning and Zoning Commission voted 3-2 to approve   the 
recommendation to rezone from AR-2 (Agricultural/Residential 2) to PDP(MF) Planned 
Development Project (Multifamily), PDP(GC) Planned Development Project (General 
Commercial), and PDP(SF) Planned Development Project (Single Family) with deviations. 

1. The petitioner must obtain all permits from Hernando County and other applicable 
agencies and meet all applicable land development regulations, for either construction 
or use of the property, and complete all applicable development review processes. 
 

2. The petitioner shall be required to comply with all applicable Florida Fish and Wildlife 
Conservation Commission permitting requirements. 
 

3. The developer shall provide a water and sewer capacity analysis at the time of 
Conditional Plat in accordance with the requirements of the Hernando County Utilities 
Department. 
 

4. The petitioner shall meet the minimum requirements of Florida Friendly Landscaping™ 
publications and the Florida Yards and Neighborhoods Program for design techniques, 
principles, materials, and plantings for required landscaping, as applicable. 
 

5. A comprehensive floral and faunal (wildlife) survey shall be performed and provided with 
the construction plans. Invasive species shall be included in this survey. Invasive plant 
species shall be removed during the development process. 
 

6. A connection to the central water and sewer system shall be made at the time of vertical 
construction. 
 

7. The petitioner shall provide a Traffic Study in accordance with the requirements of the 
County Engineer at the time of permitting. Any improvements identified and required by 
the Traffic Access Analysis, which could include off-site public improvements, will be 
the responsibility of the developer. 
 

8. The developer shall be responsible for the improvement of Pot O’ Gold Lane to comply 
with the current Hernando County Facility Design Guideline standards, extending from 
Suncoast Boulevard to the western property line. 
 

9. All driveway connections, parking stalls, and overall parking layout shall be designed 
and constructed to comply with the current Hernando County Facility Design Guideline 
standards. 
 

10. A dedication of 60’ of right of way along County Line Road shall be required. 
 

11. Planning 
J. Allowable uses: Single Family, Multi-Family, General Commercial 
K. Maximum number of multi-family units:      120 
L. Maximum number of apartment units:         15 
M. Maximum number of single-family units:       4 
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N. Maximum square footage of commercial use: 26,000 square feet 
O. Single Family Lot Coverage: 60% (Deviation from 35%) 
P. Single Family Setbacks: 

 Front: 25’ 
 Side: 10’ 
 Rear: 20’ 

Q.  Townhomes Setbacks: 
 Front :25’ 
 Side: 10’ 
 Rear: 20’ 

R. Perimeter Setbacks: 
 North/Rear (Pot O’ Gold Lane): 35’ 
 South/Front (County Line Road): 75’ (Deviation from 125’) 
 West & East Sides: 20’ 

 
12. Buffers and Permanent Screening 

C. Buffer Location & Width 
o South/Front (County Line Road): 20’ 
o West & East Sides: 10’ 
o North: 10’ 
o Buffers along the eastern and western perimeters shall be supplemented with 

a 6’ opaque fence, interior to the landscaping. 
D. Internal Commercial Landscape Buffers 

o Internal: 0' (deviation from 5') 
 

13. The petitioner shall meet the minimum requirements for neighborhood parks for multi-
family development. 
 

14. The petitioner shall provide a treed entrance into the development; this entranceway must 
be shown on the master plan and conditional plat. 
 

15. The petitioner shall be required to provide a minimum of 5% of the total project as 
preserved natural vegetation. No multipurpose pathways shall be placed within the 
vegetated buffers along the perimeter of the development or within those areas reserved 
for the preservation of natural vegetation. 

16. The petitioner shall submit a fire protection plan with the conditional plat in accordance 
with Hernando County LDRs. 

17. The applicant shall be required to provide adequate parking in accordance with the Land 
Development Regulation at the time of site plan approval. 
 

18. Residential Protection Standards shall be adhered to (Appendix A, Article 7, Section 6): 
• There shall be no speakers or other sound equipment located within 100' of any single-

family residential district property line.  
• There shall be no buildings containing alcoholic beverage dispensation 

establishments, convenience stores, or automotive and truck repair establishments 
located within 100' of any single-family residential district property line.  

• No commercial activities which include customer entrances, drive-up windows, 
ordering boxes, or loading/unloading areas shall be allowed to operate between the 
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hours of 12 midnight and 7:00 a.m. within 100 feet of any single-family residential 
district property line.  

• No building within 100' of any single-family residential district property line shall be 
more than 20' in height.  

• All loading bays and loading docks must be a minimum of 100' from any single-family 
residential district property line. Additionally, all loading bays and loading docks must 
be screened from view from the public right-of-way or single-family residential district 
property line. Screening may include landscape plantings, berms, fences, or walls.  

• Air conditioning and/or other operational equipment must be oriented away from single 
family residentially zoned property or screened to minimize noise impacts and reduce 
visual incompatibility to the single family residentially zoned property. Screening may 
include landscape plantings, berms, fences, or walls.  

  
19. The development shall meet the minimum LDR design standards for Large Retail 

Development in Article III, Appendix A (Zoning) 
 

20. The petitioner shall dedicate 60’ along County Line Road for right-of-way for the future 
expansion of the roadway.  
 

21. The petitioner shall construct the reverse frontage road within the development in 
accordance with the Hernando County Facility Design Guidelines.  
 

22. The petitioner shall provide a master plan in compliance with all performance conditions 
within 30 calendar days of receiving staff comments related to the county BOCC approval.  
Failure to submit the revised plan will result in no further development permits being issue 
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Steven & Raysa Anderson
8590 Lake HiI Ct.

Spfing Hi[, FL 34608
andesolqEhoo.com

"Iune 
9, 2035

IlernaJtdo County DevelopmeDt Services Departraent
1665 Bleise Dr.
Brooksville, FL 5460I

To whom it may concern,

TArhen we decided to move bo FL in 20ee, we made an
important Iist of "must have" features that our
future home should have. We did not want to
comproml.se on the inclusion of arry of the "must
have" items because we believed thls would be our
flnal home purchase. Having the property overlook
a natural setting wa"g one such "must have" on our
list. F,aysa took on the huge task of flndlng some
properties that checked off aII the "must haves", and
we were luclqr enough to find our current home at
8590 Lake HiU Ct.

Changing ttre zoning on the landbehind our home
from AF,-e to PDP(GC) and PDP(SF) would
completely eliminate what, i.s one of the finest
features of our home: the beautifi:l back yard that's
bounded only by nature. Once ure saw it, we knew we
had found our home.

To eliminate that feature of our home is to eliminate
the feature that drew us there in the fi.rst plaee. It
wa"s so difficult to flnd, and it would be a shame for it
to be gone so shortlSr after our purchase. Virtually
every day of the week, we enjoy the beautiful views

318



a olJ
kleE

HJ5 -ol
of nature from our baclgrard. Among the trees and
bushesjustbeyond ouryard, we have seen gopher
tortoises, rabbits, coyotes, and wild turkeys and
numerous other species who also call thi.s small,
wooded area home. For the peace and safety ef sg a.ll,
please reconsider this proposed zoning change.

Sincerelyyours,

Steven and B,aysa Aaderson
gSqO L-/e ft't\ ar
spr;n5 4;tl , f- 3qoo6
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Hernando County Planning Department
1653 Blaise Drive

Brooksville FL 34601

June 9, 2025

To the Zoning Department,

I attended the June 9th zoning hearing regarding File Number H-254L and took the opportunity
to speak about the alarming traffic conditions on County Line Road and the serious
environmental impact this development will bring. I fully understand that development is

inevitable-but what I strongly objea to is the lack of thoughtful, proactive planning from the
county when it comes to these large-scale projects.

It's no secret that Hemando County has been trying for years to transfer jurisdiction of County
Line Road to the state, but those effiorts have been unsuccessful, leaving the road in what's still
referred to as "yellow." What's more concerning is learning that essential infrastructure-such
as fire departments-has not even been allocated for these expansive developments.

Where is the common sense? ln many counties across the country developers are required to
share the burden of infrastructure. They must install turn lanes, additional road capacity that
aligns with future highway plans, and even contribute to-or build-fire stations when
developments exceed a certain size. That's just responsible planning especially in a disaster-
prone state like Florida.

Unfortunately, at the hearing, I was not permitted to offer rebuttal after my three minutes. So

l'll offer it here. A representative for the zoning request stated that residents of this new
community could make left tums onto County Line Road either from the new development's
entrance or via Suncoast Blvd. That suggestion is not only naive-it's dangerous. lt makes no
difference what road you use to take a left onto County Line; it's a daily hazard.

Currently, residents in Rainbow Hills Estates cut through neighboring subdivisions just to reach
Waterfall Road and access a traffic light. But even that is no solution-Waterfallis a narrow
two-lane road with an inadequate turn lane. Drivers impatiently swerve onto the shoulder to
pass left-turning vehicles, often without slowing down. This is already a recipe for disaster, and
we haven't even added the volume from the proposed development.

It was also mentioned that a portion of the undeveloped dirt road, "Pot of Gold," willbe paved
to the east. Even if the developer attempts to block access through the remaining undeveloped
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sectbn, people will find a way through. We already see drivers going off-road to bypass

traffic-they wort't hesitate to Cp around a bloc*ade.

W-rthout Hernando County taking a lead role in planning critical infrastructure, we are paving

the way to chaos. Traffic collisions, delayed emergencY responses, and preventable tragedies

will follow. lt doesn't have to be this way. With real planning and true partnerships-where
developers contribute to the infodstructure they benefit fiom-growth can happen in a

responsible, community-fi rst manner.

Let's not wait for a catastrophe to act. Let's plan like our safety depends on it-because it does.

Thank you for your time<
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RESOLUTION NO. 2025 - _____ 
 
WHEREAS, Hernando County has adopted zoning regulations pursuant to Section 125.01(1) and 
Chapter 163, Florida Statutes, which authorize the County to regulate the use of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and 
 
WHEREAS, the Hernando County Board of County Commissioners (BOCC) conducted a duly 
advertised public hearing to consider the requested changes in zoning on the specified parcels in 
Hernando County, Florida, as more fully described below; 
 
NOW THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS 
OF HERNANDO COUNTY, FLORIDA, AS FOLLOWS: 
 
APPLICANT: Arsany 66th Street, LLC 
 
FILE NUMBER:  H-25-01 
 
REQUEST: Rezoning from AR-2 (Agricultural/Residential 2) to PDP(MF) Planned 

Development Project (Multifamily), PDP(GC) Planned Development Project 
(General Commercial), and PDP(SF) Planned Development Project (Single 
Family) with deviations 

GENERAL  
LOCATION: North of County Line Road, South of Pot O’ Gold Lane, approximately 1000’ 

west of the intersection of County Line Road and Suncoast Boulevard 
 
PARCEL KEY 
NUMBERS: 189940, 189959 
 
REQUEST: Rezoning from AR-2 (Agricultural/Residential 2) to PDP(MF) Planned 

Development Project (Multifamily), PDP(GC) Planned Development Project 
(General Commercial), and PDP(SF)Planned Development Project (Single 
Family) with deviations as enumerated in the BOCC Action, which is 
incorporated herein by reference and made a part hereof.  The representations 
contained in the rezoning application are incorporated herein by reference and 
made a part hereof and are relied upon by the County to be true and correct.  For 
purposes herein, it is presumed that all notice and advertising requirements have 
been satisfied. 

 
FINDINGS 
OF FACT: ALL of the facts and conditions set forth in the County’s staff memoranda and 

presented to the BOCC in connection with the public hearing in this matter are 
incorporated herein by reference and made a material part of this Resolution as 
integral to the BOCC’s Action.  The BOCC finds that the testimony and record 
supporting APPROVAL of the request to be credible and to constitute competent 
substantial evidence.  In further support thereof, the BOCC makes the following 
specific findings of fact: 

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses. 
 

322



 

F:\LEGAL REQUESTS\LR Resolution Template.docx 

CONCLUSIONS  
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

Florida Statutes.  Accordingly, after public hearing and testimony, being fully 
advised in the record, and based upon competent substantial evidence, the BOCC 
makes the following specific conclusions of law: 

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses.  
 
ACTION: After notice and public hearing, based upon the record in this matter and ALL of 

the findings of fact and conclusions of law above, the BOCC hereby APPROVES 
Rezoning from AR-2 (Agricultural/Residential 2) to PDP(MF) Planned 
Development Project (Multifamily), PDP(GC) Planned Development Project 
(General Commercial), and PDP(SF)Planned Development Project (Single 
Family) with deviations as set forth in the BOCC Action, which is incorporated 
herein by reference and made a part hereof.  Any requests, uses, variances or 
exceptions that were requested in connection with this rezoning application but 
not specifically approved herein are hereby deemed DENIED. 

 
ADOPTED IN REGULAR SESSION THE        DAY OF                         , 2025. 
 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

 
 
Attest: __________________________________ By: __________________________________ 
 Douglas A. Chorvat, Jr.  Brian Hawkins 
 Clerk of Circuit Court & Comptroller  Chairman 
 
 
 
(SEAL) 
 

APPROVED AS TO FORM AND LEGAL SUFFICIENCY 
 
By:  _____________________________________________ 

County Attorney’s Office 
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NOTICE OF PUBLIC HEARING
HERNANDO COUNry FLORIDA

PLANNING AND ZONING COMMISSION

The Planning and Zoning Commission of Hemando County, Flodda,
will hold a Public Hearing in the John Law Ayers County Commission
Chambers, Hemando County Govemment C€nter, 20 North Main
Street, Room 160, Brooksville, Florida on June 9, 2025. Thc meet.
lng strrts at 9100 AIll and the casoE wlll be heard thcreafter ln
tho order established whon the agcnda ls publl3hd.

BOARD OF COUNTY COMMISSIONERS

THE HERNANDO SUN; Pubtished Weekty

Brooksvitle HernandoCounty FLORIDA

PUBL15HER'S AFFIDAVIT OF PUBLICATION

STATE OF FLORIDA

COUNTY OF HERNANDO :

in the matter of
APPLICANT Southern Vatley Homes, LLC

was pubtished in said newspaper by print in the issue(s) of:

May 30, 2025

and/or by pubtication on the newspaper's pubticly avaitable website, if
authorized, on May 30, 2025

Affiant further says that the newspaper compties with att

tegat reguirements for pubtication in chapter 50, Ftorida

Statutes.

(Signature of Affiant)

Sworn to and subscribed before me

This 2nd day of June, 2025.

(Signature ) LISAM. MACNEIL
* * CommissbnltlH2Sa9TS

ExpkeeAgdl 19,2026

The Board of County Commissionors of Hemando County, Florida,
wlll hold a Public Hearing in the John Law Ayers County Commisslon
Chambers, Hemando County Govemment Center, 20 North Main
Street, Room 160, Brooksvitle, Florida, on August 5, 2025. The
maeting starts at 9:OO Ail and the carer wlll bc hcerd tharcafter
ln tho ordor..tabllshcd whon the Eoard rgonda ls publlshed.

Before the undersigned authority, Jutie B. MagLio, personalty appeared, *ho on f[E,l,".f$[ti*,
oath, says that she is Editor of the Hernando Sun, a weekty newspaper REoUESTa

pubtished at Brooksvitte in Hernando County, Ftorida, that the attached copy of
the advertisement, being a

NOTTCE OF PUBLTC HEARING GENERALLOCAION:

Southem Valley Homes, LLC
H-24-71
AR-2(Agricullural Residential 2) to
AC{Aoricultural Commercial)
Norih-side of Wiscon Road,'epproxi-
matetv 670' east of California Street
3r'5736

Lance Lowery
H-2441
Rezoning from R1-A (Residential) and
C-2 (Highway Cornmercial) to PDP(GC)
Planned Development Proiect (General
Commercial) with a specific C-2 use for
outdoor storaoe
Approximatsv 175' north of Cortez Bou-
levard, bounded by Mondon Hill Road
and Ralev Road.

PARCEL KEY NUMBER: 1 181090.'1 181 08 1, 1181125,822872

Moridien Devolopment LLC Mark Keschl
H-2442
Rezoning from PDP(SUlPlannEd
Dovelopment Project (Special Use) to
PDP(GcyPlanned Devdopment Proiect
(Genoral Commercial) with a Specific
C-2 use tor drive in restaurant with
deviations
Northsast com6r of Commercial Way
and Spring Hill Drive
411931

Arsanv 66th Street. LLC
H-25-01
Rezoning from AR-2 (AgriculturaliRes-
idential) to PDP(MF) Planned Devel-
opment Projecl (Multifamily), PDP(GC)
Planned Dev€lopment Proiect (General
Commercial), and PDP(SF)Planned
Development Proje<l (Single Family)
with deviations
Norrh of County Line Road, South ol
Pot O Gold Lane, approximately 1000'
west of the interseclion of County Line
Road and Suncoast Boulevard
1E9940, 189959

APPLICANT:
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICAN?
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT
FILE NUMBER:
REQUEST

GENERAL LOCATION:

PARCEL KEY NUMBER:

(Print, Type, or Stamp Corptissioned Name of Notary Public)/
Personatly known / or

produced identification_

Notice Continues on Page 2

Type of identification prod

Notice of Public Hearing - Southem Valley Homes, LLC Page 1 of 2
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GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT:
FILE NUMBE
REOUEST:

FILE NUMEER:
REQUESTI

APPLICANI
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUIi4BER:

H-25-O5
Rezonlng lrom AG (Agriailtural) lo PO-
P(GC) Plannod D€velopment Proiocl
wilh a Speclal Exceplion tor en Educe-
tional Fscilitu
NorlhrvBst cirnor of Citrus Wsy 6nd
Ponc6 D6 Leon Boulevad
332367

Sunnv Plnos of liernando LLC
t+2ub7
Re.Establlsh Mast8r Plan on Prop€tty
Zon€d Combined Planned D€velopment
Pror€ct wlth C2 and R1MH U566 and
d6vialions
Northwest com€r of SR 50 and Mondon
Hi[ Rosd
370360

Brinon and KaMa Cox
H-25-11
Rezofling frorn R-1 C (Resldental) to AR
(Aod.UlturauResid€rnral)
bolrbb frontaa€ on Yeltiw Froo Avo an l
Palmdel€ Roed
610173

H-7+12
Rezoning lrom C-4 (H€avy Highwey
Comm€rcial) to C2 (Highway CoiIL

Nodh sldo of Chambord Sl, 6pproxi-
mately 690 Feet from Sunshlns Grov6
Rd.
998870

GENERAL LOCATION:

PARCEL KEYNUMBERi

APPLICANT:
FILE NU[IBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

lnler6sled parli€s may app$r at tho m66ting and b€ h6ard on thes€
mstlefs, You are further advlsed lhal il a person decide8 10 appeal
any quasi.judlcial doclslon made by ihe 8oard, Agency orCom-
mission wilh resp€ct lo any matter considered at such headng or
lneeting, he or she will need a record of the proceeding, and that, for
such purpos€, he or sh6 may ne€d to onsuro that a verbatim record
ofthe proc6eding is mad6, which reclrd indud$ lhe tsstmony and
evldencs upon which the epp€6lis !o be based.

Docuftsntelroo may b€ rev,cwed by ths public al tho Hemando
County Plannlnq D€pertrnent, 1653 Blaise Drive, Brooksville, Florida
34601, b6tween the holrs of 7:30AM - 4:00 PM, Monday thrcugh
Fiday, legsl holidays oxc€pted or m6y be viewed 06o w63k pnor to
the m€etng via the County's website at wuw-hemandocounty.us -
follow the Boad Agendas end Minut66 link to th6 specllled public
h66ring.llyou should hav6 any additional quesUons regarding this is-
sue, please contsct lh€ Plannlng Dsparlmental planning@hemando-
county.us, 352-7:,44057, or ln witjng at: Hemendo County Planning
DeFrtment, 1653 Bleis€ Drive, Broohville, Florida 34601-

ln accodance wilh lhe AmeicaB with Disabililies Act, persons with
disabilit€s n€eding a spocial accommodation lo partidpete in flis
proc6edlng shdJld contscl Jesslca Wrlght, County Admlnlstratron
Building, 1 5470 Flighi Palh Drive Brooksvllle, FL 34604, lolephone
352-754-4002, no laterthanthree (3)day6 pdortolho proc€odings- lf
hearing impaired, please call 1400-676-3777 for assiEtanc€.

ls/ OmarDePablo
Devolopmenl Servic€s Director
H€msndo County Plenning DMsion

Published: May 30,2025

Notice of Public Hearing - Southern Valley Homes, LLC Page 2 of 2
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NOTICE OF PUBLIC HEARING
HERNANDO COUNry FLORIDA

PLANNING AND ZONING COMMISSION

The Planning and Zoning Commission of Hemando County, Flodda,
will hold a Public Hearing in the John Law Ayers County Commission
Chambers, Hemando County Govemment C€nter, 20 North Main
Street, Room 160, Brooksville, Florida on June 9, 2025. Thc meet.
lng strrts at 9100 AIll and the casoE wlll be heard thcreafter ln
tho order established whon the agcnda ls publl3hd.

BOARD OF COUNTY COMMISSIONERS

THE HERNANDO SUN; Pubtished Weekty

Brooksvitle HernandoCounty FLORIDA

PUBL15HER'S AFFIDAVIT OF PUBLICATION

STATE OF FLORIDA

COUNTY OF HERNANDO :

in the matter of
APPLICANT Southern Vatley Homes, LLC

was pubtished in said newspaper by print in the issue(s) of:

May 30, 2025

and/or by pubtication on the newspaper's pubticly avaitable website, if
authorized, on May 30, 2025

Affiant further says that the newspaper compties with att

tegat reguirements for pubtication in chapter 50, Ftorida

Statutes.

(Signature of Affiant)

Sworn to and subscribed before me

This 2nd day of June, 2025.

(Signature ) LISAM. MACNEIL
* * CommissbnltlH2Sa9TS

ExpkeeAgdl 19,2026

The Board of County Commissionors of Hemando County, Florida,
wlll hold a Public Hearing in the John Law Ayers County Commisslon
Chambers, Hemando County Govemment Center, 20 North Main
Street, Room 160, Brooksvitle, Florida, on August 5, 2025. The
maeting starts at 9:OO Ail and the carer wlll bc hcerd tharcafter
ln tho ordor..tabllshcd whon the Eoard rgonda ls publlshed.

Before the undersigned authority, Jutie B. MagLio, personalty appeared, *ho on f[E,l,".f$[ti*,
oath, says that she is Editor of the Hernando Sun, a weekty newspaper REoUESTa

pubtished at Brooksvitte in Hernando County, Ftorida, that the attached copy of
the advertisement, being a

NOTTCE OF PUBLTC HEARING GENERALLOCAION:

Southem Valley Homes, LLC
H-24-71
AR-2(Agricullural Residential 2) to
AC{Aoricultural Commercial)
Norih-side of Wiscon Road,'epproxi-
matetv 670' east of California Street
3r'5736

Lance Lowery
H-2441
Rezoning from R1-A (Residential) and
C-2 (Highway Cornmercial) to PDP(GC)
Planned Development Proiect (General
Commercial) with a specific C-2 use for
outdoor storaoe
Approximatsv 175' north of Cortez Bou-
levard, bounded by Mondon Hill Road
and Ralev Road.

PARCEL KEY NUMBER: 1 181090.'1 181 08 1, 1181125,822872

Moridien Devolopment LLC Mark Keschl
H-2442
Rezoning from PDP(SUlPlannEd
Dovelopment Project (Special Use) to
PDP(GcyPlanned Devdopment Proiect
(Genoral Commercial) with a Specific
C-2 use tor drive in restaurant with
deviations
Northsast com6r of Commercial Way
and Spring Hill Drive
411931

Arsanv 66th Street. LLC
H-25-01
Rezoning from AR-2 (AgriculturaliRes-
idential) to PDP(MF) Planned Devel-
opment Projecl (Multifamily), PDP(GC)
Planned Dev€lopment Proiect (General
Commercial), and PDP(SF)Planned
Development Proje<l (Single Family)
with deviations
Norrh of County Line Road, South ol
Pot O Gold Lane, approximately 1000'
west of the interseclion of County Line
Road and Suncoast Boulevard
1E9940, 189959

APPLICANT:
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICAN?
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT
FILE NUMBER:
REQUEST

GENERAL LOCATION:

PARCEL KEY NUMBER:

(Print, Type, or Stamp Corptissioned Name of Notary Public)/
Personatly known / or

produced identification_

Notice Continues on Page 2

Type of identification prod

Notice of Public Hearing - Southem Valley Homes, LLC Page 1 of 2
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GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT:
FILE NUMBE
REOUEST:

FILE NUMEER:
REQUESTI

APPLICANI
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUIi4BER:

H-25-O5
Rezonlng lrom AG (Agriailtural) lo PO-
P(GC) Plannod D€velopment Proiocl
wilh a Speclal Exceplion tor en Educe-
tional Fscilitu
NorlhrvBst cirnor of Citrus Wsy 6nd
Ponc6 D6 Leon Boulevad
332367

Sunnv Plnos of liernando LLC
t+2ub7
Re.Establlsh Mast8r Plan on Prop€tty
Zon€d Combined Planned D€velopment
Pror€ct wlth C2 and R1MH U566 and
d6vialions
Northwest com€r of SR 50 and Mondon
Hi[ Rosd
370360

Brinon and KaMa Cox
H-25-11
Rezofling frorn R-1 C (Resldental) to AR
(Aod.UlturauResid€rnral)
bolrbb frontaa€ on Yeltiw Froo Avo an l
Palmdel€ Roed
610173

H-7+12
Rezoning lrom C-4 (H€avy Highwey
Comm€rcial) to C2 (Highway CoiIL

Nodh sldo of Chambord Sl, 6pproxi-
mately 690 Feet from Sunshlns Grov6
Rd.
998870

GENERAL LOCATION:

PARCEL KEYNUMBERi

APPLICANT:
FILE NU[IBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

lnler6sled parli€s may app$r at tho m66ting and b€ h6ard on thes€
mstlefs, You are further advlsed lhal il a person decide8 10 appeal
any quasi.judlcial doclslon made by ihe 8oard, Agency orCom-
mission wilh resp€ct lo any matter considered at such headng or
lneeting, he or she will need a record of the proceeding, and that, for
such purpos€, he or sh6 may ne€d to onsuro that a verbatim record
ofthe proc6eding is mad6, which reclrd indud$ lhe tsstmony and
evldencs upon which the epp€6lis !o be based.

Docuftsntelroo may b€ rev,cwed by ths public al tho Hemando
County Plannlnq D€pertrnent, 1653 Blaise Drive, Brooksville, Florida
34601, b6tween the holrs of 7:30AM - 4:00 PM, Monday thrcugh
Fiday, legsl holidays oxc€pted or m6y be viewed 06o w63k pnor to
the m€etng via the County's website at wuw-hemandocounty.us -
follow the Boad Agendas end Minut66 link to th6 specllled public
h66ring.llyou should hav6 any additional quesUons regarding this is-
sue, please contsct lh€ Plannlng Dsparlmental planning@hemando-
county.us, 352-7:,44057, or ln witjng at: Hemendo County Planning
DeFrtment, 1653 Bleis€ Drive, Broohville, Florida 34601-

ln accodance wilh lhe AmeicaB with Disabililies Act, persons with
disabilit€s n€eding a spocial accommodation lo partidpete in flis
proc6edlng shdJld contscl Jesslca Wrlght, County Admlnlstratron
Building, 1 5470 Flighi Palh Drive Brooksvllle, FL 34604, lolephone
352-754-4002, no laterthanthree (3)day6 pdortolho proc€odings- lf
hearing impaired, please call 1400-676-3777 for assiEtanc€.

ls/ OmarDePablo
Devolopmenl Servic€s Director
H€msndo County Plenning DMsion

Published: May 30,2025

Notice of Public Hearing - Southern Valley Homes, LLC Page 2 of 2
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Meeting: 08/05/2025
Department: Planning

Prepared By: Dlnigro Nigro
Initiator: Omar DePablo

DOC ID: 16106
Legal Request Number: LR-2025-315-1

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Rezoning Petition Submitted by Shawn O’Malley on Behalf of Sunny Pines of Hernando, LLC, 
for Property Located on Cortez Boulevard (H2507)

TITLE

BRIEF OVERVIEW
Request:
Re-Establish Master Plan on Property Zoned Combined Planned Development Project with C2 
and R1MH Uses and deviations.

General Location:
Northwest corner of SR 50 and Mondon Hill Road

P&Z Action: 
On June 9, 2025, the Planning and Zoning Commission voted 4-0 to recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request to re-establish a 
Master Plan on Property Zoned Combined Planned Development Project with C2 (General 
Commercial) and R1MH (Mobile Home) uses and previously approved deviations with 
modified performance conditions.

FINANCIAL IMPACT
A matter of policy and no financial impact.

LEGAL NOTE
The Board has the authority to make the requested Rezoning / Master Plan revision decision 
pursuant to Chapters 125 and 163 Florida Statutes. The Applicable Criteria for a PDP are 
found in Appendix A (Zoning Code), Article VIII.  The Zoning District Amendment / Master 
Plan revision must be consistent with the Comprehensive Plan.

RECOMMENDATION
It is recommended that the Board adopt and approve the Chairman’s signature on the 
attached resolution approving the petitioner’s request to re-establish a Master Plan on 
property zoned Combined Planned Development Project with C2 (General Commercial) and 
R1MH (Mobile Home) uses and previously approved deviations with performance conditions.

Omar DePablo Escalated 07/23/2025   2:49 PM
KayMarie Griffith Approved 07/23/2025   3:44 PM
Michelle Miller Approved 07/24/2025  12:29 PM
Albert Bertram Approved 07/24/2025   2:24 PM
Pamela Hare Approved 07/25/2025   9:46 AM
Jon Jouben Approved 07/30/2025   9:40 AM
Heidi Prouse Approved 07/30/2025  11:37 AM

REVIEW PROCESS

Page 1
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Resolution (ID # 16106) Meeting of August 5, 2025

Toni Brady Approved 07/30/2025   3:32 PM
Jeffrey Rogers Approved 07/30/2025   5:03 PM
Colleen Conko Approved 07/30/2025   5:06 PM

Page 2
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Z:\PLANNING\Rezonings\H-25-07 Sunny Pines Of Hernando, LLC\Staff Report\H2507 Staff Report.Docx 1 

STAFF REPORT 

HEARINGS: Planning & Zoning Commission: June 9, 2025 
Board of County Commissioners: August 5, 2025 

APPLICANT: Sunny Pines of Hernando, LLC  

FILE NUMBER:  H-25-07 

REQUEST: Re-Establish Master Plan on Property Zoned Combined Planned 
Development Project with C2 and R1MH Uses and deviations 

GENERAL 
LOCATION: Northwest corner of SR 50 and Mondon Hill Road 

PARCEL KEY 
NUMBER(S): 370360 

BACKGROUND 
On January 1, 2012, the Board of County Commissioners voted to approve a rezoning from AG 
(Agricultural) and C-2/(Highway Commercial) to C/PDP/(Combined Planned Development 
Project) to include (General Commercial) with specific C-2 use for mini-warehouse, (Highway 
Commercial), (Recreational), (Resort Residential), and (Single Family) with a  specific R-1-MH 
use for Park Models; and a reduction in setbacks. The petitioner at the time indicated developing 
a mixed-use RV, primitive camping and resort residential development with approximately 
160,000 square feet of commercial. The applicant proposed approximately 70.0 acres of RV (300 
units), primitive camping (149 sites) and park models spaces (50 lots) for a maximum of 548 
spaces.  

Since its approval, no development has occurred on the subject site. According to County Land 
Development Regulations (LDRs), the duration of master plan is two (2) years. The failure of the 
applicant to initiate substantial performance within two (2) years from date of approval by the 
governing body deems the master plan null and void. 

APPLICANT’S REQUEST 
On December 3, 2024, the Board of County Commissioners voted to deny the petitioner’s request 
to revise the master plan (File H2414) with the intention of developing a mobile home park with 
an interim use of RV Park as the mobile home sites were being leased. The petitioner elected to 
submit a request to re-establish the previously approved master plan for the residential portion of 
the development only with the approved deviations and development intensity.  

The applicant has requested the following revisions the previously approved master plan as 
follows:  

• Access to Mondon Hill Road will be emergency only 
• The primary site access will be from SR 50 
• The recreation area is moving to a more central location within the site 
• The community will be gated, and age restricted 
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Z:\PLANNING\Rezonings\H-25-07 Sunny Pines of Hernando, LLC\Staff Report\H2507 Staff Report.docx 2 

• All internal lighting fixtures will comply with Dark Star Standards 
• The minimum lease period for non-RV spaces will be a minimum of 6 months, and 
• wilt be controlled by the Covenants and Restrictions. 
• Allow an increase in the present number of Park Models allowed (50) up to a maximum 

number of 275 Park Models.  

If the commercial portion of the initially approved master plan chooses to develop, a master plan 
revision will be required to re-vest those entitlements. 

SITE CHARACTERISTICS  

Site Size: 110.4 acres 
 

Surrounding Zoning; 
Land Uses: North:   AG; Single Family and undeveloped 

South: AG, PDP(GC), & R-1B; Single Family Homes, 
Convenience store and undeveloped 

East: C-2 & R1-A; Single Family Homes & Undeveloped 
West: PDP(RUR); Undeveloped 

 
Current Zoning: C/PDP/(Combined Planned Development Project) to 

include (General Commercial) with specific C-2 use for mini-
warehouse, (Highway Commercial), (Recreational), (Resort 
Residential), and (Single Family) with a specific R-1-MH 

 
Future Land Use 
Map Designation: Residential and Commercial 

ENVIRONMENTAL REVIEW 
The site primarily consists of Candler sand soils. The applicant has indicated that the development 
will be situated between two natural features (floodplain to the west and wetland to the east). A 
preliminary environmental assessment was completed by the applicant and noted that the site is 
primarily forested, consisting of Mixed Hardwoods and Cropland/Pasture.A total of two (2) listed 
species were observed on or within the vicinity of the subject property and included the little blue 
heron and the gopher tortoise.There were no other federal or state listed species observed.
There is a large surface water feature, located in the southeastern portion of the property. No 
wetland impacts are proposed for this property. Large trees (> 18" DBH) were observed near the 
surface water feature.  

The development shall be required to comply with all SWFWMD permitting requirements and 
provide wetland buffering in accordance with SWFWMD regulations for all wetlands.   

UTILITIES REVIEW 
The Hernando County Utilities Department does not currently supply water or wastewater service 
to this parcel. Water service is available to this parcel. Wastewater service is not currently 
available, however the previous owner entered into a water and sewer service agreement with 
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HCUD to extend wastewater service to the property, however the developer’s representative has 
expressed interest in revising this agreement.  
HCUD has no objection to reapprove the existing master plan with modifications, subject to the 
existing agreement or an approved amended agreement for the connection to the central water 
and wastewater systems at time of site development.  

Comments:  The petitioner shall be required to coordinate with the Hernando County Utilities 
Department prior to submitting the conditional plat for the proposed development 
to amend the Utility Service Agreement.   

SCHOOL DISTRICT REVIEW  
The applicant must apply for and receive a Finding of School Capacity from the School District 
prior to the approval of the conditional plat or the functional equivalent.  The County will only issue 
a certificate of concurrency for schools upon the School District’s written determination that 
adequate school capacity will be in place or under actual construction within three (3) years after 
the issuance of subdivision approval or site plan approval (or functional equivalent) for each level 
of school without mitigation, or with the execution of a legally binding proportionate share 
mitigation agreement between the applicant, the School District, and the County. 

Comments:  The petitioner has indicated that the community shall be age restricted. Covenants 
and restrictions for this development shall be submitted to the Hernando County 
School District at the time of conditional plat to exempt the project from school 
concurrency requirements.  

ENGINEERING REVIEW 
The subject site is located at the Northwest corner of SR 50 and Mondon Hill Road. The applicant 
has proposed for the site to have primary access to SR 50, an arterial roadway operating at an 
acceptable level of service. Secondary access will be by emergency only to Mondon Hill Road, a 
collector roadway. The entrances will be designed and permitted in accordance with the 
requirements of the County Engineer and FDOT. A traffic study and access analysis will be 
provided as required by the County Engineer. 

The County Engineer has reviewed the petitioner’s request and has the following comments:  

• This project lies within the Bystre Lake watershed, in basins A1240, -790, and -880. The 
BFE is 74.4 in NAVD 88. The parcel elevation ranges from to 95 to 60. Most of the site 
lies within the floodplain. 

• A modification is requested to the access on Mondon Hill Road to be emergency only; the 
developer should consider that this access provides access to an existing Traffic Signal. 

• The Driveway on Cortez Blvd./SR 50 has severe Sight Distance issues. This access 
should line up with the existing directional median.  This access requires FDOT/Florida 
Dept. of Transportation access management permit.  

• Dept. of Public Works Engineering has concerns of only 1 access point being provided 
with the number of units.  

• Traffic Access Analysis will be required. Any improvements identified by the Traffic Access 
Analysis will be the responsibility of the developer to install. 

• Project may be required to obtain FDOT/Florida Dept. of Transportation Drainage Permit. 

355



Hernando County Planning Department Staff Report H-25-07 

Z:\PLANNING\Rezonings\H-25-07 Sunny Pines of Hernando, LLC\Staff Report\H2507 Staff Report.docx 4 

Comments:  Prior to the submission of the Conditional Plat, the applicant shall coordinate with 
the Florida Department of Transportation and the Hernando County Department 
of Public Works to align the driveway on Cortez Boulevard to the existing 
directional median. Any movement of this driveway in accordance with the 
approval of either FDOT or the County Engineer shall not require a revision to this 
master plan.  

LAND USE REVIEW 
The proposed master plan revision includes the residential portions of the Sunny Pines 
Development; if any commercial portion of the development wishes to develop, a separate master 
plan revision must be submitted to reinstate those entitlements.  

Access:  
To establish minimum access requirements to single-family and multifamily subdivisions, the 
Board of County Commissioners adopted a policy requiring two (2) means of access for 
subdivisions. The policy serves to provide more than one-way in and one-way out for residents of 
a subdivision, alternate routes for emergency services, interconnection between subdivisions, a 
shortened drive time for residents to the entrance/exits, and access points for travel direction 
outside of the development. A minimum of two (2) access points must be provided to serve any 
new subdivision or development pod with more than 50 units. If approved, individual single family 
and multifamily pods that exceed 50 units must meet the two (2) means of access per pod. 

Additionally, Hernando County Land Development Regulations require that new single-family and 
multifamily developments with more than 50 units provide at least one treed roadway/access way 
for motor vehicles extending through the length or width (whichever is greater) of the development 
with a vegetative buffer at least 10' in width.  

Comments:  The petitioner has proposed a full access point via S.R. 50, with a secondary 
emergency only access from Mondon Hill Road. If the master plan is approved, 
the entry point from S.R. 50 shall be developed as a boulevard roadway meeting 
treed roadway/access way requirements of the Hernando County Land 
Development Regulations.  

Unit Count and Mix  
The applicant has proposed the following unit count and mix for the proposed development:  
 
Unit Type Total 
Park Model Units*  50 
RV Spaces 300 
Primitive Camping 149 
Resort Residential 49 
Total 548 

* The petitioner is proposing a reduction in density that can be achieved by utilizing the following 
conversion matrix:  
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• Two (2) Resort Residential Lots = 3 Park Models 
• Two (2) RV Spaces = 1 Park Model  

 
Under no circumstances shall the total unit count exceed 548 units as initially approved. 
The final unit count mix must be provided at the time of Conditional Plat or Site 
Development Permit if developed as a rental community for the proposed development.  

Lot Setbacks, Buffers and Lot Sizes  
The petitioner has proposed the following setbacks, buffers and lot sizes for the various residential 
uses within the development.   
Unit Type Front Setback Side Setback Rear Setback Lot Size 
RV Spaces  
 

15’ (Dev. from 
20’) 

5’ (Dev. from 8’) 10’ (Dev. from 
15’)  

2,800 S.F.   

Park Models  
 

15’ (Dev. from 
25’) 

5’ (Dev. from 15’) 10’ (Dev. from 
15’) 

2,800 S.F. (Dev. 
from 5,000 S.F.) 
 
Model Size: 500 
S.F.  

Resort 
Residential 
Single-Family  

25’ 10’ 
 
Corner Lot  
2nd Front: 25’ 

20’ 
 

6,000 S.F.   

Resort 
Residential 
Townhome  

25’ 7.5’ end units  
 
0’ internal units 
(Dev. from 10’)  

20’ 3,000 S.F. 

Resort 
Residential 
Duplex  

25’ 10’ 20’ 8,500 S.F.  

** There is no minimum lot size for primitive camping locations within the site.  
Comments:  Based on Board of County Commissioners direction, the 5’ side setbacks for the 

RV and Park Model lots are not supported by staff. If the Master Plan is approved, 
the minimum side setback for these units shall be 7.5’.  

Perimeter Setbacks and Buffers  
The petitioner has proposed the following buffer and setback widths along the perimeter of the 
project:  

Perimeter Location Buffer Width Setback Width 
S.R. 50  25’  125’   
West 25’ 50’ 
North:  50’ 50’ 
Mondon Hill 25’ 75’ 

 
Comments:  Staff has no objections to the buffer and/or setback widths proposed by the 

applicant.  
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Wetland Buffers and Setbacks  
The development shall be required to comply with all SWFWMD permitting requirements and 
provide wetland buffering in accordance with SWFWMD regulations for all wetlands.   
Neighborhood Park:  
All developments with 50 dwelling units or more shall provide and maintain a neighborhood park 
system for use by the residents of the subdivision in accordance with the requirements of the 
LDRs. The proposed phase contains more than 50 dwelling units.  Neighborhood parks may count 
towards the minimum open space requirements. The amount of land provided and maintained as 
a neighborhood park shall be 1.0 acre for the first 50 dwelling units plus 1/100th of an acre for 
each dwelling unit over 50 up to 250 dwelling units, for a maximum of 3.0 acres. If approved, the 
development must meet the minimum neighborhood park requirements as required by the 
County’s LDRs. Individual single-family and multifamily pods that exceed 50 dwelling units must 
provide a neighborhood park. 

Comments:   The project includes plans for an active recreation area with clubhouse, pool and 
space for other facilities, such as pickleball courts. The large floodplain area to the 
west also provides ample opportunity for passive recreation such as pedestrian 
trails and picnic areas. The area adjacent to the wetland (outside the 25' upland 
buffer) also provides an opportunity to include passive recreation. Specific Park 
locations and amenities shall be displayed at the time of conditional plat for the 
development.   

Natural Vegetation:  
Projects greater than twenty (20) acres shall designate an area of at least seven percent (7%) of 
the total project area as preserved natural vegetation and no construction activity can occur in 
this area.  Preserved natural vegetation areas must be a minimum of twenty thousand (20,000) 
square feet.  

Comments:  The petitioner shall be required to set aside the minimum 7% natural vegetation in 
accordance with the Land Development Regulations. This set-aside shall be 
identified in the Conditional Plat for the proposed development.  

Fire Protection Plan:  
Hernando County LDRs require that a fire protection plan be completed for residential 
developments with lot sizes less than 60ˈ in width.  

Comments:  If approved, the petitioner shall submit a fire protection plan with the Conditional 
Plat in accordance with Hernando County LDRs. 

COMPREHENSIVE PLAN REVIEW 
The subject site is located within the Residential and Commercial Future Land Use designations. 
Additionally, as the property has previous entitlements on the site due to a previously approved 
master plan, those property rights are retained regardless of conformance with the 
Comprehensive Plan designation.   
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Future Land Use Element  

Future Land Use Map  
Strategy 1.04A(3):  The Residential Category accommodates residential growth clustered in 

and around urbanized areas and those areas that maximize the efficient 
use of infrastructure contained in long range facilities plans of the County.  

Strategy 1.04A(6):  The Commercial Category provides for commercial uses including 
products and services along major corridors and at roadway intersections 
to serve residents and visitors on both a localized and regionalized basis. 
The Commercial Category recognizes existing commercial use corridors 
along U.S. Highway 19 and State Route 50 and existing and planned 
commercial nodes at intersections of arterial and/or collector roads. The 
Commercial Category includes small unmapped existing commercial 
properties. The Commercial Category also recognizes the ability to 
designate infill parcels for commercial use lying in proximity to and 
between, but not necessarily contiguous to, other existing commercially 
designated properties. Publicly owned lands along the commercial use 
corridors that are made available for surplus may be considered to have a 
Commercial designation, if the agency proceeds through the 
Comprehensive Plan Amendment process to amend the future land use 
map, in accordance with Section 163.3184, F.S. 

Comments:  The request to re-establish the previously approved master plan is 
consistent with the residential and commercial land use classifications, as 
residential uses are allowable within the commercial future land use 
classification.  

Residential Category  
Objective 1.04B:  The Residential Category allows primarily single family, duplex, resort and 

multi-family housing and associated ancillary uses such as recreational and 
institutional. Office and certain commercial uses may be allowed subject to 
the locational criteria and performance standards of this Plan. Residential 
density shall not exceed 22 dwelling units per gross acre.  

Strategy 1.04B(1):  Commercial and institutional uses within the Residential Category are 
generally associated with medium and high-density residential 
development and may include neighborhood commercial, office 
professional, recreational, schools, and hospitals. Minor public facilities 
that do not unduly disturb the peaceful enjoyment of residential uses may 
also be allowed.  

Strategy 1.04B(2):  Future residential development will be planned to locate where the 
Residential Category predominates on the Future Land Use Map as 
determined by the availability of facilities and services, the need to 
accommodate future growth, the strategies to discourage the proliferation 
of urban sprawl, and the impacts to natural resources, including 
groundwater. 
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Comments:  The proposed residential uses are consistent with the Residential Future 
Land Use classification; the proposed density is within the maximum 
density allowable under this classification.  

Mobile Homes and Recreational Vehicles  
Strategy 1.04B(8):  Mobile homes are recognized as an affordable housing choice in the 

Residential Category, providing for compatibility with surrounding land 
uses and served at the site by appropriate infrastructure and services in 
accordance with Residential Category standards. Direct access to an 
arterial or major collector roadway is required to facilitate emergency 
evacuation. 

Comments:  The petitioner has proposed a mix of resort residential, recreational vehicle, 
and park model uses within the proposed development. These uses are 
vested through the previously approved master plan; no increase in the 
total unit count is requested through this master plan revision. If the master 
plan is approved, the petitioner shall be required to coordinate with the 
Hernando County Department of Emergency Management to provide 
emergency evacuation and sheltering options to residents within the 
development.  

Commercial Category  
Objective 1.04G:  The Commercial Category allows primarily retail, office, and commercial 

service uses with an overall average gross floor area ratio of 0.35 but also 
includes limited industrial, recreational and institutional uses. Residential 
and mixed uses may be allowed subject to locational criteria and 
performance standards. 

Comments:  The proposed uses are consistent with the Commercial land use 
classification. While the commercial portion of the development is not being 
re-established through this request, the development is proposed to be 
mixed use when fully constructed. Mixed use developments are allowable 
within the Commercial land use classification.  

Property Rights  
GOAL 12.02:  Property Rights: Hernando County will recognize property rights 

interests in local decision-making.  

Strategy 12.02A(2):  Existing legal zonings and related entitlements/property rights that do not 
conform with the Future Land Use Map Category shall be allowed to 
continue under this Plan and their entitlements shall not be diminished.  

Comments:  The proposed Master Plan Revision has existing entitlements through the 
master plan established in 2012. The request to re-establish the master 
plan does not increase the total number of units to be developed; it provides 
flexibility in the number of park models to be placed on site up to 275 if the 
total number of units does not exceed the 499 previously approved.  
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Public School Facilities Element  
Land Use 
Objective 8.01C:  Ensure that Comprehensive Plan amendments and other land use 

decisions are simultaneously evaluated with school capacity.  

Strategy 8.01C(1):  The County shall consider Hernando County School District comments on 
the availability of adequate school capacity when considering the decision 
to approve comprehensive plan amendments, master plans, zoning 
changes, subdivisions, and other land use decisions.  

Strategy 8.01C(2):  Hernando County shall encourage development to locate in areas with 
adequate school capacity or to where school sites adequate to serve 
potential growth have been acquired by the School District, provided such 
location of the development is consistent with the land use policies of the 
Hernando County Comprehensive Plan. 

Comments:  The petitioner is planning on developing the proposed community with age-
restrictions. At the time of conditional plat, the petitioner shall be required 
to coordinate with the Hernando County School District on exempting the 
development from school concurrency requirements through the 
submission of development covenants and restrictions.  

FINDINGS OF FACT 
The request to re-establish a Master Plan on Property Zoned Combined Planned 
Development Project with C2 and R1MH Uses and deviations is appropriate based on the 
following conclusions: 

1. The proposed use is consistent with the County’s adopted Comprehensive Plan 
and compatible with the surrounding area. 

2. The subject site has existing entitlements from the previous master plan approval 
on the subject site.  

3. The setback deviation to 5’ is not supported due to the Board of County 
Commissioners direction; A minimum side setback of 7.5’ is recommended.  

4. The total number of units shall not exceed 499, with a maximum of 275 Park 
Models.  

NOTICE OF APPLICANT RESPONSIBILITY 
The rezoning process is a land use determination and does not constitute a permit for either 
construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 

The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 
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STAFF RECOMMENDATION   

It is recommended that the Planning and Zoning Commission recommend the BOCC adopt a 
resolution approving the petitioner’s request to Re-Establish a Master Plan on Property Zoned 
Combined Planned Development Project with C2 (General Commercial) and R1MH (Mobile 
Home) Uses and previously approved deviations with the following performance conditions:   

1. The petitioner must obtain all permits from Hernando County and other applicable 
agencies and meet all applicable land development regulations, for either construction or 
use of the property, and complete all applicable development review processes.  

 
2. The petitioner must meet the minimum requirements of Florida Friendly Landscaping™ 

publications and the Florida Yards and Neighborhoods Program for design techniques, 
principles, materials and plantings for required landscaping.  

 
3. The Builder/Developer shall provide new property owners with Florida-Friendly 

Landscaping™ (FFL) Program information and include FFL language in the HOAs 
covenants and restrictions.   Information on the County’s Fertilizer Ordinance and fertilizer 
use is to be included.  Educational information is available through Hernando County 
Utilities Department.     

 
4. The petitioner must apply for and receive a Finding of School Capacity from the School 

District prior to the approval of the conditional plat or the functional equivalent.  The County 
will only issue a certificate of concurrency for schools upon the School District’s written 
determination that adequate school capacity will be in place or under actual construction 
within three (3) years after the issuance of subdivision approval or site plan approval (or 
functional equivalent) for each level of school without mitigation, or with the execution of 
a legally binding proportionate share mitigation agreement between the applicant, the 
School District, and the County.  
 

5. Covenants and restrictions for this development that indicate that the community is age 
restricted shall be submitted to the Hernando County School District at the time of 
conditional plat or Site Development Permit if developed as a rental community to exempt 
the project from school concurrency requirements.  
 

6. The development shall be required to comply with all SWFWMD permitting requirements 
and provide wetland buffering in accordance with SWFWMD regulations for all wetlands.    
 

7. The petitioner shall coordinate with the Hernando County Utilities Department prior to 
submitting the conditional plat or Site Development Permit if developed as a rental 
community for the proposed development to reinstate or amend the Utility Service 
Agreement for the site.    
 

8. A Traffic Access Analysis will be required. Any improvements identified by the Traffic 
Access Analysis will be the responsibility of the developer to install.  
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9. Prior to Conditional Plat or Site Development Permit if developed as a rental community, 
the petitioner shall coordinate with the County Engineer to determine if a secondary full 
access point is feasible for the project. Any additional access point approved by the County 
Engineer will be allowed without requiring an amendment to the master plan.   
  

10. The Driveway on Cortez Blvd./SR 50 has severe Sight Distance issues. This access 
should line up with the existing directional median.  This access requires FDOT/Florida 
Dept. of Transportation access management permit. Prior to the submission of the 
Conditional Plat or Site Development Permit if developed as a rental community , the 
applicant shall coordinate with the Florida Department of Transportation and the Hernando 
County Department of Public Works to align the driveway on Cortez Boulevard to the 
existing directional median. Any movement of this driveway in accordance with the 
approval of either FDOT or the County Engineer shall not require a revision to this master 
plan.  
  

11. The petitioner shall coordinate with the Florida Department of Transportation to determine 
if an FDOT drainage permit is required. This permit shall be submitted at the time of 
construction drawings for the development.   
  

12. The project shall be limited to the following unit count:   
  
• Park Models:      50  
• RV Spaces:        300  
• Primitive Camping: 149  
• Resort Residential:  49  
  
The petitioner is proposing a reduction in density that can be achieved by utilizing the 
following conversion matrix:  

• Two (2) Resort Residential Lots = 3 Park Models 
• Two (2) RV Spaces = 1 Park Model  

 
Under no circumstances shall the total unit count exceed 548 units as initially approved. 
The final unit count mix must be provided at the time of Conditional Plat or Site 
Development Permit if developed as a rental community for the proposed development.  

  
13. Minimum Lot Setbacks, Buffers, and Lot Sizes:   

  
RV Spaces:   
Front Setback: 15’ (Deviation Previously approved 15’)    
Side Setback:  5’ (Deviation Previously approved 5’)   
Rear Setback:  10’ (Deviation Previously approved 10’)   

 Lot Size:   2,800 square feet   
  
Park Models:   
Front Setback:  15’ (Deviation Previously approved 15’)   
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Side Setback:  5’ (Deviation Previously approved 5’ )    
Rear Setback:  10’ (Deviation Previously approved 10’)   

 Lot Size:  2,800 square feet (Deviation Previously approved2,800 square feet)   
 Model Size:   500 square feet   
   

Resort Residential Single-Family   
Front:   25’   
Side:   10’/25’ (Corner Lot 2nd front)    
Rear:   20’   
Lot Size:   6,000 square feet   
  
Resort Residential Townhome  
Front Setback:  25’   
Side Setback:  7.5’ (end units)/ 0’ Internal Units (Previously Approved 7.5’)   
Rear Setback:  20’   

 Lot Size:   3000 square feet   
  
Resort Residential Duplex   
Front Setback:  25’  
Side Setback:  10’  
Rear Setback:  20’   

 Lot Size:   8,500 square feet   
 

14. Minimum Buffer Requirements: 
North:  50’ Natural Vegetative buffer at 80% opacity where mobile homes and active 

recreation are adjacent to the rural neighboring residences. 50’ Natural Buffer 
for the remainder of the areas not adjacent to development.  

South: 25' Landscape buffer along SR 50 where development is proposed, 25' natural 
buffer in floodplain and wetland area 

West: 25' Natural Vegetative Buffer 
East: 25' Landscape buffer along Mondon Hill Road 
 
Minimum Perimeter Setbacks:   
S.R. 50:   125’  (Previously Approved at 75’) 
West:   50’  
North:   50’   

 Mondon Hill:   75’   
  

15. The petitioner shall provide the minimum neighborhood park acreage in accordance with 
the Hernando County Land Development Regulations. The proposed master plan includes 
plans for an active recreation area with clubhouse, pool and space for other facilities, such 
as pickleball courts. The large floodplain area to the west also provides ample opportunity 
for passive recreation such as pedestrian trails and picnic areas. The area adjacent to the 
wetland (outside the 25' upland buffer) also provides an opportunity to include passive 
recreation. Specific Park locations and amenities shall be displayed at the time of 
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conditional plat or Site Development Permit if developed as a rental community for the 
development.    
  

16. The petitioner shall be required to meet the natural vegetation area requirements in 
accordance with the Community Appearance Ordinance.  
 

17. The petitioner shall submit a fire protection plan with the Conditional Plat or Site 
Development Permit if developed as a rental community in accordance with Hernando 
County LDRs. 
 

18. The petitioner shall provide a revised plan in compliance with all the performance 
conditions within 30 calendar days of receipt from county staff of the BOCC approval 
action report. Failure to submit the revised plan will result in no further development 
permits being issued.  
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P&Z RECOMMENDATION 

On June 9, 2025, the Planning and Zoning Commission voted 4-0 to recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request to Re-Establish a 
Master Plan on Property Zoned Combined Planned Development Project with C2 (General 
Commercial) and R1MH (Mobile Home) Uses and previously approved deviations with the 
following modified performance conditions:   

1. The petitioner must obtain all permits from Hernando County and other applicable 
agencies and meet all applicable land development regulations, for either construction or 
use of the property, and complete all applicable development review processes.  

 
2. The petitioner must meet the minimum requirements of Florida Friendly Landscaping™ 

publications and the Florida Yards and Neighborhoods Program for design techniques, 
principles, materials and plantings for required landscaping.  

 
3. The Builder/Developer shall provide new property owners with Florida-Friendly 

Landscaping™ (FFL) Program information and include FFL language in the HOAs 
covenants and restrictions.   Information on the County’s Fertilizer Ordinance and fertilizer 
use is to be included.  Educational information is available through Hernando County 
Utilities Department.     

 
4. The petitioner must apply for and receive a Finding of School Capacity from the School 

District prior to the approval of the conditional plat or the functional equivalent.  The County 
will only issue a certificate of concurrency for schools upon the School District’s written 
determination that adequate school capacity will be in place or under actual construction 
within three (3) years after the issuance of subdivision approval or site plan approval (or 
functional equivalent) for each level of school without mitigation, or with the execution of 
a legally binding proportionate share mitigation agreement between the applicant, the 
School District, and the County.  
 

5. Covenants and restrictions for this development that indicate that the community is age 
restricted shall be submitted to the Hernando County School District at the time of 
conditional plat or Site Development Permit if developed as a rental community to exempt 
the project from school concurrency requirements.  
 

6. The development shall be required to comply with all SWFWMD permitting requirements 
and provide wetland buffering in accordance with SWFWMD regulations for all wetlands.    
 

7. The petitioner shall coordinate with the Hernando County Utilities Department prior to 
submitting the conditional plat or Site Development Permit if developed as a rental 
community for the proposed development to reinstate or amend the Utility Service 
Agreement for the site.    
 

8. A Traffic Access Analysis will be required. Any improvements identified by the Traffic 
Access Analysis will be the responsibility of the developer to install.  
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9. Prior to Conditional Plat or Site Development Permit if developed as a rental community, 
the petitioner shall coordinate with the County Engineer to determine if a secondary full 
access point is feasible for the project. Any additional access point approved by the County 
Engineer will be allowed without requiring an amendment to the master plan.   
  

10. The Driveway on Cortez Blvd./SR 50 has severe Sight Distance issues. This access 
should line up with the existing directional median.  This access requires FDOT/Florida 
Dept. of Transportation access management permit. Prior to the submission of the 
Conditional Plat or Site Development Permit if developed as a rental community , the 
applicant shall coordinate with the Florida Department of Transportation and the Hernando 
County Department of Public Works to align the driveway on Cortez Boulevard to the 
existing directional median. Any movement of this driveway in accordance with the 
approval of either FDOT or the County Engineer shall not require a revision to this master 
plan.  
  

11. The petitioner shall coordinate with the Florida Department of Transportation to determine 
if an FDOT drainage permit is required. This permit shall be submitted at the time of 
construction drawings for the development.   
  

12. The project shall be limited to the following unit count:   
  
• Park Models Tiny Homes:     50  
• RV Spaces:   300  
• Primitive Camping:  149  
• Resort Residential:  49  
  
The petitioner is proposing a reduction in density that can be achieved by utilizing the 
following conversion matrix:  

• Two (2) Resort Residential Lots = 3 Park Models 
• Two (2) RV Spaces = 1 Park Model  

 
Under no circumstances shall the total unit count exceed 548 units as initially approved. 
The final unit count mix must be provided at the time of Conditional Plat or Site 
Development Permit if developed as a rental community for the proposed development.  

  
13. Minimum Lot Setbacks, Buffers, and Lot Sizes:   

  
RV Spaces:   
Front Setback: 15’ (Deviation Previously approved 15’)    
Side Setback:  5’ (Deviation Previously approved 5’)   
Rear Setback:  10’ (Deviation Previously approved 10’)   

 Lot Size:   2,800 square feet   
  
Park Models Tiny Homes:   
Front Setback:  15’ (Deviation Previously approved 15’)   
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Side Setback:  5’ (Deviation Previously approved 5’ )    
Rear Setback:  10’ (Deviation Previously approved 10’)   

 Lot Size:  2,800 square feet (Deviation Previously approved2,800 square feet)   
 Model Size:   500 square feet   
   

Resort Residential Single-Family   
Front:   25’   
Side:   10’/25’ (Corner Lot 2nd front)    
Rear:   20’   
Lot Size:   6,000 square feet   
  
Resort Residential Townhome  
Front Setback:  25’   
Side Setback:  7.5’ (end units)/ 0’ Internal Units (Previously Approved 7.5’)   
Rear Setback:  20’   

 Lot Size:   3000 square feet   
  
Resort Residential Duplex   
Front Setback:  25’  
Side Setback:  10’  
Rear Setback:  20’   

 Lot Size:   8,500 square feet   
 

14. Minimum Buffer Requirements: 
North:  50’ Natural Vegetative buffer at 80% opacity where mobile homes and active 

recreation are adjacent to the rural neighboring residences. 50’ Natural Buffer 
for the remainder of the areas not adjacent to development.  

South: 25' Landscape buffer along SR 50 where development is proposed, 25' natural 
buffer in floodplain and wetland area 

West: 25' Natural Vegetative Buffer 
East: 25' Landscape buffer along Mondon Hill Road 
 
Minimum Perimeter Setbacks:   
S.R. 50:   125’  (Previously Approved at 75’) 
West:   50’  
North:   50’   

 Mondon Hill:   75’   
  

15. The petitioner shall provide the minimum neighborhood park acreage in accordance with 
the Hernando County Land Development Regulations. The proposed master plan includes 
plans for an active recreation area with clubhouse, pool and space for other facilities, such 
as pickleball courts. The large floodplain area to the west also provides ample opportunity 
for passive recreation such as pedestrian trails and picnic areas. The area adjacent to the 
wetland (outside the 25' upland buffer) also provides an opportunity to include passive 
recreation. Specific Park locations and amenities shall be displayed at the time of 
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conditional plat or Site Development Permit if developed as a rental community for the 
development.    
  

16. The petitioner shall be required to meet the natural vegetation area requirements in 
accordance with the Community Appearance Ordinance.  
 

17. The petitioner shall submit a fire protection plan with the Conditional Plat or Site 
Development Permit if developed as a rental community in accordance with Hernando 
County LDRs. 
 

18. Project lighting shall meet all dark sky minimum requirements.  

19. The petitioner shall be required to submit a master drainage plan at the time of 
development, identifying any potential significant drainage issues.  

20. The community shall be gated and designed in accordance with  the Hernando County 
Facility Design Guidelines.  

21. The petitioner shall provide a revised plan in compliance with all the performance 
conditions within 30 calendar days of receipt from county staff of the BOCC approval 
action report. Failure to submit the revised plan will result in no further development 
permits being issued.  
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Parcel Key # 1126631
Owner: Wayne & Betty Wetzel
Zoning: AG
FLU Designation: Rural
9.1 Ac. M.O.L.

Parcel Key # 1141044
Owner: Camila & Jesus Silveira
Zoning: AG
FLU Designation: Rural
7.0 Ac. M.O.L.

Parcel Key # 1121921
Owner: Alexandria & Stefan Stein
Zoning: AG
FLU Designation: Conservation
47.3 Ac. M.O.L.

Parcel Key # 1133767
Owner: Spring Lake Square LLC
Zoning: CPDP
FLU Designation: Commercial
8.4 Ac. M.O.L.

Parcel Key # 1137772
Owner: Alana & Stephen
Beneke
Zoning: C1
FLU Designation: Commercial
2.8 Ac. M.O.L.

Parcel Key # 1303501
Owner: Daniella & Cory Dye
Zoning: AG
FLU Designation: Residential
10.0 Ac. M.O.L.

Parcel Key # 1303342
Owner: Shayla & Paul Parsons
Zoning: AG
FLU Designation: Residential
9.7 Ac. M.O.L.

Parcel Key # 1303351
Owner: Kathleen Davis
& Lorraine Alexis
Zoning: AG
FLU Designation: Residential
4.8 Ac. M.O.L.

Parcel Key # 1301585
Owner: Sylvia Shortlidge
Zoning: AG
FLU Designation: Residential
4.8 Ac. M.O.L.

Parcel Key # 1301139
Owner: Melissa Green TTEE
Zoning: AG
FLU Designation: Residential
4.8 Ac. M.O.L.

FEMA 100 YR. FLOODPLAIN

PROJECT
LOCATION
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Owner: Iron Sight
Investments LLC
Zoning: C1
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Owner: Spring Lake Properties LLC
Zoning: C1
FLU Designation: Commercial
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Owner: Wayne Wetzel
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FLU Designation:
 Commercial

13.4 Ac. M.O.L.
Owner: Wayne Wetzel
Zoning: CPDP W/ C2 & R1MH Uses
FLU Designation: Commercial
4.55 Ac. M.O.L.
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CORTEZ BLVD. (SR-50)

NOT INCLUDED

Site Data
Owner: Sunny Pines of Hernando LLC
Applicant: Sunny Pines of Hernando, LLC
Parcel Key Nos: 370360
Section 33 Township 22 Range 20
Current Zoning: PDP (R-C) PDP (R- R), PDP R-1-MH Uses (H-11-29)
Proposed Zoning: CPDP W/ PDP-MH & PDP-REC USES
Area= +/- 110.47 Ac.

Perimeter Building Setbacks:
North:    50'
South:   125' (SR 50)
East:      75' (Mondon Hill Rd.)
West:     50'

Buffers:
North- 50' Vegetative Buffer
South- 25' Vegetative Buffer / 25' Landscape Buffer where 

adjacent to Development
East- 25' Landscape Buffer Along Mondon Hill Rd.
West- 25' Vegetative Buffer

ON-SITE CIRCULATION DRIVE SECTION N.T.S.

N

10' 10'

2% SLOPE

20' PAVEMENT
10'

UTILITY EASEMENT
2% SLOPE

10'
UTILITY EASEMENT

Feet
0 300 600

APPROVED UNITS FROM H-11-29 PARK MODEL
CONVERSION

LAND USE AREA EXISTING              PROPOSED
MULTI-USE

AREA/MAINTENANCE
STORAGE

3.94 N/A

PRIMITIVE CAMPING 28.00 149 SITES              149
RV SPACES 35.45 300 RV SPACES          165

50 PARK MODELS 50
BUFFERS & OPEN SPACE 25.30 N/A                   N/A
RESORT RESIDENTIAL 17.78 49 LOTS 74

TOTAL DEVELOPMENT: 110.47
548

SPACES/LOTS 438

Note:
AN INCREASE IN THE PRESENT NUMBER OF PARK MODELS
ALLOWED (50) MAY BE ACHIEVED ACCORDING TO THE
FOLLOWING CONVERSION MATRIX UP TO A MAXIMUM NUMBER
OF 275 PARK MODELS:

O TWO (2) RESORT RESIDENTIAL LOTS = 3 PARK MODELS
O TWO (2) RV SPACES = 1.1 PARK MODEL

RV PARK AND/OR PARK MODELS

RESSORT RESIDENTIAL

UPLAND BUFFER

N

LANDSCAPE BUFFERS

VEGATATIVE BUFFERS

PARK MODELS
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May 1, 2025 
 
Michelle Miller, Planner III 
Hernando County Development Services Department 
1653 Blaise Dr.  
Brooksville, FL 34601 
 
RE:   Response to Request for Additional Information 
Project Name:  Sunny Pines of Hernando - Rezoning  
Application No.:  H-25-07 
 
Michelle,  
 
This letter is in response to County comments relating to the project referenced above.  
 
Please note that County comments have been restated below and an explanation of our 
response has been provided in italics.  
 
H2507 Department Comments, June P&Z Meeting 
 
Department of Public Works Comments 

• This project lies within the Bystre Lake watershed, in basins A1240, -790, and -880. 
The BFE is 74.4 in NAVD 88. The parcel elevation ranges from 95 to 60. The majority 
of the site lies within the floodplain. 
Response: Most of the site proposed for development is not in the floodplain. 

 
• Modification requested to the access on Mondon Hill Road to be emergency only, 

developer should consider that this access provides access to an existing Traffic 
Signal. 
Response: The developer agrees to full access to Mondon Hill; emergency only 
was requested by the community/citizens. 

 
• The Driveway on Cortez Blvd./SR 50 has severe Sight Distance issues. This access 

should line up with the existing directional median. This access requires 
FDOT/Florida Dept. of Transportation access management permit. 
Response: Agreed 

 
• Dept. of Public Works Engineering has concerns of only 1 access point being 

provided with the number of units. 
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Response: The developer agrees to two full access points. 
 

• Traffic Access Analysis will be required. Any improvements identified by the Traffic 
Access Analysis will be the responsibility of the developer to install. 
Response: Agreed 

 
• Project may be required to obtain FDOT/Florida Dept. of Transportation Drainage 

Permit. 
Response: Agreed/acknowledged. 

 
Hernando County Utilities Department 

HCUD does not currently supply water or wastewater service to this parcel. Water 
service is available to this parcel. Wastewater service is not currently available, 
however the previous owner entered into a water and sewer service agreement 
with HCUD to extend wastewater service to the property, however the developer’s 
representative has expressed interest in revising this agreement. 

 
HCUD has no objection to reapprove the existing master plan with modifications, 
subject to the existing agreement or an approved amended agreement for the 
connection to the central water and wastewater systems at time of site 
development. Parcel Key# 370360. 
Response: The developer will update and modify the existing water/sewer 
agreement with HCUD. 

 
We trust that the information provided will adequately address County comments and 
allow approval of the associated permit.  Please contact me at your convenience if there 
are any additional questions concerning this project.  
 
Sincerely, 
 
Concetta Cook 
Permit Coordinator 
Coastal Engineering Associates, Inc. 
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PETITIONER’S DRAFT REVISIONS FOR BOCC REVIEW:  

Subsequent to the Planning and Zoning Commission meeting on June 9, 2025, the petitioner is 
suggesting some revisions for the BOCC consideration. The proposed revised conditions are as 
follows:  

1. The petitioner must obtain all permits from Hernando County and other applicable 
agencies and meet all applicable land development regulations, for either construction or 
use of the property, and complete all applicable development review processes.  

 
2. The petitioner must meet the minimum requirements of Florida Friendly Landscaping™ 

publications and the Florida Yards and Neighborhoods Program for design techniques, 
principles, materials and plantings for required landscaping.  

 
3. The Builder/Developer shall provide new property owners with Florida-Friendly 

Landscaping™ (FFL) Program information and include FFL language in the HOAs 
covenants and restrictions.   Information on the County’s Fertilizer Ordinance and fertilizer 
use is to be included.  Educational information is available through Hernando County 
Utilities Department.     

 
4. The petitioner must apply for and receive a Finding of School Capacity from the School 

District prior to the approval of the conditional plat or the functional equivalent.  The County 
will only issue a certificate of concurrency for schools upon the School District’s written 
determination that adequate school capacity will be in place or under actual construction 
within three (3) years after the issuance of subdivision approval or site plan approval (or 
functional equivalent) for each level of school without mitigation, or with the execution of 
a legally binding proportionate share mitigation agreement between the applicant, the 
School District, and the County.  
 

5. Covenants and restrictions for this development that indicate that the community is age 
restricted shall be submitted to the Hernando County School District at the time of 
conditional plat or Site Development Permit if developed as a rental community to exempt 
the project from school concurrency requirements.  
 

6. The development shall be required to comply with all SWFWMD permitting requirements 
and provide wetland buffering in accordance with SWFWMD regulations for all wetlands.    
 

7. The petitioner shall coordinate with the Hernando County Utilities Department prior to 
submitting the conditional plat or Site Development Permit if developed as a rental 
community for the proposed development to reinstate or amend the Utility Service 
Agreement for the site.    
 

8. A Traffic Access Analysis will be required. Any improvements identified by the Traffic 
Access Analysis will be the responsibility of the developer to install.  
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9. Prior to Conditional Plat or Site Development Permit if developed as a rental community, 
the petitioner shall coordinate with the County Engineer to determine if a secondary full 
access point is feasible for the project. Any additional access point approved by the County 
Engineer will be allowed without requiring an amendment to the master plan.   
  

10. The Driveway on Cortez Blvd./SR 50 has severe Sight Distance issues. This access 
should line up with the existing directional median.  This access requires FDOT/Florida 
Dept. of Transportation access management permit. Prior to the submission of the 
Conditional Plat or Site Development Permit if developed as a rental community , the 
applicant shall coordinate with the Florida Department of Transportation and the Hernando 
County Department of Public Works to align the driveway on Cortez Boulevard to the 
existing directional median. Any movement of this driveway in accordance with the 
approval of either FDOT or the County Engineer shall not require a revision to this master 
plan.  
  

11. The petitioner shall coordinate with the Florida Department of Transportation to determine 
if an FDOT drainage permit is required. This permit shall be submitted at the time of 
construction drawings for the development.   
  

12. The project shall be limited to the following unit count:   
  
• Park Models:         50 188 
• RV Spaces:     300 211  
• Primitive Camping:     149  
• Resort Residential:     49     0  
  
The petitioner is proposing a reduction in density that can be achieved by utilizing the 
following conversion matrix:  

• Two (2) Resort Residential Lots = 3 Park Models 
• Two (2) RV Spaces = 1 Park Model  

 
Under no circumstances shall the total unit count exceed 548 units as initially approved. 
The final unit count mix must be provided at the time of Conditional Plat or Site 
Development Permit if developed as a rental community for the proposed development.  

  
13. Minimum Lot Setbacks, Buffers, and Lot Sizes:   

  
RV Spaces:   
Front Setback: 15’ (Deviation Previously approved 15’)    
Side Setback:  5’ (Deviation Previously approved 5’)   
Rear Setback:  10’ (Deviation Previously approved 10’)   

 Lot Size:   2,800 square feet   
  
Park Models:   
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Front Setback:  15’ (Deviation Previously approved 15’)   
Side Setback:  5’ (Deviation Previously approved 5’ )    
Rear Setback:  10’ (Deviation Previously approved 10’)   

 Lot Size:  2,800 square feet (Deviation Previously approved2,800 square feet)   
 Model Size:   500 square feet   
    

Resort Residential Single-Family 
Front Setback: 25’  
Side Setback: 10’/25’ (Corner Lot 2nd front)  
Rear: 20’  
Lot Size: 6000 square feet  
 
Resort Residential Townhome  
Front Setback:  25’   
Side Setback:  7.5’ (end units)/ 0’ Internal Units (Previously Approved 7.5’)   
Rear Setback:  20’   

 Lot Size:   3000 square feet   
  
Resort Residential Duplex   
Front Setback:  25’  
Side Setback:  10’  
Rear Setback:  20’   

 Lot Size:   8,500 square feet   
 

14. Minimum Buffer Requirements: 
North:  50’ Natural Vegetative buffer at 80% opacity where mobile homes and active 

recreation are adjacent to the rural neighboring residences. 50’ Natural Buffer 
for the remainder of the areas not adjacent to development.  

South: 25' Landscape buffer along SR 50 where development is proposed, 25' natural 
buffer in floodplain and wetland area 

West: 25' Natural Vegetative Buffer 
East: 25' Landscape buffer along Mondon Hill Road 
 
Minimum Perimeter Setbacks:   
S.R. 50:   125’  (Previously Approved at 75’) 
West:   50’  
North:   50’   

 Mondon Hill:   75’   
  

15. The petitioner shall provide the minimum neighborhood park acreage in accordance with 
the Hernando County Land Development Regulations. The proposed master plan includes 
plans for an active recreation area with clubhouse, pool and space for other facilities, such 
as pickleball courts. The large floodplain area to the west also provides ample opportunity 
for passive recreation such as pedestrian trails and picnic areas. The area adjacent to the 
wetland (outside the 25' upland buffer) also provides an opportunity to include passive 
recreation. Specific Park locations and amenities shall be displayed at the time of 
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conditional plat or Site Development Permit if developed as a rental community for the 
development.    
  

16. The petitioner shall be required to meet the natural vegetation area requirements in 
accordance with the Community Appearance Ordinance.  
 

17. The petitioner shall submit a fire protection plan with the Conditional Plat or Site 
Development Permit if developed as a rental community in accordance with Hernando 
County LDRs. 
 

18. Project lighting shall meet all dark sky minimum requirements.  

19. The petitioner shall be required to submit a master drainage plan at the time of 
development, identifying any potential significant drainage issues.  

20. The community shall be gated and designed in accordance with the Hernando County 
Facility Design Guidelines.  

21. The petitioner shall provide a revised plan in compliance with all the performance 
conditions within 30 calendar days of receipt from county staff of the BOCC approval 
action report. Failure to submit the revised plan will result in no further development 
permits being issued.  
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RESOLUTION NO. 2025 - _____ 
 
WHEREAS, Hernando County has adopted zoning regulations pursuant to Section 125.01(1) and 
Chapter 163, Florida Statutes, which authorize the County to regulate the use of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and 
 
WHEREAS, the Hernando County Board of County Commissioners (BOCC) conducted a duly 
advertised public hearing to consider the requested changes in zoning on the specified parcels in 
Hernando County, Florida, as more fully described below; 
 
NOW THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS 
OF HERNANDO COUNTY, FLORIDA, AS FOLLOWS: 
 
APPLICANT: Shawn O’Malley on behalf of Sunny Pines of Hernando LLC 
 
FILE NUMBER:  H-25-07 
 
REQUEST: Re-Establish Master Plan on Property Zoned Combined Planned Development 

Project with C2 and R1MH Uses and deviations 
GENERAL  
LOCATION: Northwest corner of SR 50 and Mondon Hill Road 
 
 
PARCEL KEY 
NUMBERS: 370360 
 
REQUEST: Re-Establish Master Plan on Property Zoned Combined Planned Development 

Project with C2 and R1MH Uses and deviations as enumerated in the BOCC 
Action, which is incorporated herein by reference and made a part hereof.  The 
representations contained in the rezoning application are incorporated herein by 
reference and made a part hereof and are relied upon by the County to be true and 
correct.  For purposes herein, it is presumed that all notice and advertising 
requirements have been satisfied. 

 
FINDINGS 
OF FACT: ALL of the facts and conditions set forth in the County’s staff memoranda and 

presented to the BOCC in connection with the public hearing in this matter are 
incorporated herein by reference and made a material part of this Resolution as 
integral to the BOCC’s Action.  The BOCC finds that the testimony and record 
supporting APPROVAL of the request to be credible and to constitute competent 
substantial evidence.  In further support thereof, the BOCC makes the following 
specific findings of fact: 

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses. 
 
CONCLUSIONS  
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

Florida Statutes.  Accordingly, after public hearing and testimony, being fully 
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advised in the record, and based upon competent substantial evidence, the BOCC 
makes the following specific conclusions of law: 

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses.  
 
ACTION: After notice and public hearing, based upon the record in this matter and ALL of 

the findings of fact and conclusions of law above, the BOCC hereby APPROVES 
Re-Establish Master Plan on Property Zoned Combined Planned Development 
Project with C2 and R1MH Uses and deviations as set forth in the BOCC Action, 
which is incorporated herein by reference and made a part hereof.  Any requests, 
uses, variances or exceptions that were requested in connection with this rezoning 
application but not specifically approved herein are hereby deemed DENIED. 

 
ADOPTED IN REGULAR SESSION THE        DAY OF                         , 2025. 
 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

 
 
Attest: __________________________________ By: __________________________________ 
 Douglas A. Chorvat, Jr.  Brian Hawkins 
 Clerk of Circuit Court & Comptroller  Chairman 
 
 
 
(SEAL) 
 

APPROVED AS TO FORM AND LEGAL SUFFICIENCY 
 
By:  _____________________________________________ 

County Attorney’s Office 
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NOTICE OF PUBLIC HEARING
HERNANDO COUNry FLORIDA

PLANNING AND ZONING COMMISSION

The Planning and Zoning Commission of Hemando County, Flodda,
will hold a Public Hearing in the John Law Ayers County Commission
Chambers, Hemando County Govemment C€nter, 20 North Main
Street, Room 160, Brooksville, Florida on June 9, 2025. Thc meet.
lng strrts at 9100 AIll and the casoE wlll be heard thcreafter ln
tho order established whon the agcnda ls publl3hd.

BOARD OF COUNTY COMMISSIONERS

THE HERNANDO SUN; Pubtished Weekty

Brooksvitle HernandoCounty FLORIDA

PUBL15HER'S AFFIDAVIT OF PUBLICATION

STATE OF FLORIDA

COUNTY OF HERNANDO :

in the matter of
APPLICANT Southern Vatley Homes, LLC

was pubtished in said newspaper by print in the issue(s) of:

May 30, 2025

and/or by pubtication on the newspaper's pubticly avaitable website, if
authorized, on May 30, 2025

Affiant further says that the newspaper compties with att

tegat reguirements for pubtication in chapter 50, Ftorida

Statutes.

(Signature of Affiant)

Sworn to and subscribed before me

This 2nd day of June, 2025.

(Signature ) LISAM. MACNEIL
* * CommissbnltlH2Sa9TS

ExpkeeAgdl 19,2026

The Board of County Commissionors of Hemando County, Florida,
wlll hold a Public Hearing in the John Law Ayers County Commisslon
Chambers, Hemando County Govemment Center, 20 North Main
Street, Room 160, Brooksvitle, Florida, on August 5, 2025. The
maeting starts at 9:OO Ail and the carer wlll bc hcerd tharcafter
ln tho ordor..tabllshcd whon the Eoard rgonda ls publlshed.

Before the undersigned authority, Jutie B. MagLio, personalty appeared, *ho on f[E,l,".f$[ti*,
oath, says that she is Editor of the Hernando Sun, a weekty newspaper REoUESTa

pubtished at Brooksvitte in Hernando County, Ftorida, that the attached copy of
the advertisement, being a

NOTTCE OF PUBLTC HEARING GENERALLOCAION:

Southem Valley Homes, LLC
H-24-71
AR-2(Agricullural Residential 2) to
AC{Aoricultural Commercial)
Norih-side of Wiscon Road,'epproxi-
matetv 670' east of California Street
3r'5736

Lance Lowery
H-2441
Rezoning from R1-A (Residential) and
C-2 (Highway Cornmercial) to PDP(GC)
Planned Development Proiect (General
Commercial) with a specific C-2 use for
outdoor storaoe
Approximatsv 175' north of Cortez Bou-
levard, bounded by Mondon Hill Road
and Ralev Road.

PARCEL KEY NUMBER: 1 181090.'1 181 08 1, 1181125,822872

Moridien Devolopment LLC Mark Keschl
H-2442
Rezoning from PDP(SUlPlannEd
Dovelopment Project (Special Use) to
PDP(GcyPlanned Devdopment Proiect
(Genoral Commercial) with a Specific
C-2 use tor drive in restaurant with
deviations
Northsast com6r of Commercial Way
and Spring Hill Drive
411931

Arsanv 66th Street. LLC
H-25-01
Rezoning from AR-2 (AgriculturaliRes-
idential) to PDP(MF) Planned Devel-
opment Projecl (Multifamily), PDP(GC)
Planned Dev€lopment Proiect (General
Commercial), and PDP(SF)Planned
Development Proje<l (Single Family)
with deviations
Norrh of County Line Road, South ol
Pot O Gold Lane, approximately 1000'
west of the interseclion of County Line
Road and Suncoast Boulevard
1E9940, 189959

APPLICANT:
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICAN?
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT
FILE NUMBER:
REQUEST

GENERAL LOCATION:

PARCEL KEY NUMBER:

(Print, Type, or Stamp Corptissioned Name of Notary Public)/
Personatly known / or

produced identification_

Notice Continues on Page 2

Type of identification prod

Notice of Public Hearing - Southem Valley Homes, LLC Page 1 of 2
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GENERAL LOCATION:

PARCEL KEY NUMBER:

APPLICANT:
FILE NUMBE
REOUEST:

FILE NUMEER:
REQUESTI

APPLICANI
FILE NUMBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUIi4BER:

H-25-O5
Rezonlng lrom AG (Agriailtural) lo PO-
P(GC) Plannod D€velopment Proiocl
wilh a Speclal Exceplion tor en Educe-
tional Fscilitu
NorlhrvBst cirnor of Citrus Wsy 6nd
Ponc6 D6 Leon Boulevad
332367

Sunnv Plnos of liernando LLC
t+2ub7
Re.Establlsh Mast8r Plan on Prop€tty
Zon€d Combined Planned D€velopment
Pror€ct wlth C2 and R1MH U566 and
d6vialions
Northwest com€r of SR 50 and Mondon
Hi[ Rosd
370360

Brinon and KaMa Cox
H-25-11
Rezofling frorn R-1 C (Resldental) to AR
(Aod.UlturauResid€rnral)
bolrbb frontaa€ on Yeltiw Froo Avo an l
Palmdel€ Roed
610173

H-7+12
Rezoning lrom C-4 (H€avy Highwey
Comm€rcial) to C2 (Highway CoiIL

Nodh sldo of Chambord Sl, 6pproxi-
mately 690 Feet from Sunshlns Grov6
Rd.
998870

GENERAL LOCATION:

PARCEL KEYNUMBERi

APPLICANT:
FILE NU[IBER:
REQUEST:

GENERAL LOCATION:

PARCEL KEY NUMBER:

lnler6sled parli€s may app$r at tho m66ting and b€ h6ard on thes€
mstlefs, You are further advlsed lhal il a person decide8 10 appeal
any quasi.judlcial doclslon made by ihe 8oard, Agency orCom-
mission wilh resp€ct lo any matter considered at such headng or
lneeting, he or she will need a record of the proceeding, and that, for
such purpos€, he or sh6 may ne€d to onsuro that a verbatim record
ofthe proc6eding is mad6, which reclrd indud$ lhe tsstmony and
evldencs upon which the epp€6lis !o be based.

Docuftsntelroo may b€ rev,cwed by ths public al tho Hemando
County Plannlnq D€pertrnent, 1653 Blaise Drive, Brooksville, Florida
34601, b6tween the holrs of 7:30AM - 4:00 PM, Monday thrcugh
Fiday, legsl holidays oxc€pted or m6y be viewed 06o w63k pnor to
the m€etng via the County's website at wuw-hemandocounty.us -
follow the Boad Agendas end Minut66 link to th6 specllled public
h66ring.llyou should hav6 any additional quesUons regarding this is-
sue, please contsct lh€ Plannlng Dsparlmental planning@hemando-
county.us, 352-7:,44057, or ln witjng at: Hemendo County Planning
DeFrtment, 1653 Bleis€ Drive, Broohville, Florida 34601-

ln accodance wilh lhe AmeicaB with Disabililies Act, persons with
disabilit€s n€eding a spocial accommodation lo partidpete in flis
proc6edlng shdJld contscl Jesslca Wrlght, County Admlnlstratron
Building, 1 5470 Flighi Palh Drive Brooksvllle, FL 34604, lolephone
352-754-4002, no laterthanthree (3)day6 pdortolho proc€odings- lf
hearing impaired, please call 1400-676-3777 for assiEtanc€.

ls/ OmarDePablo
Devolopmenl Servic€s Director
H€msndo County Plenning DMsion

Published: May 30,2025

Notice of Public Hearing - Southern Valley Homes, LLC Page 2 of 2
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Meeting: 08/05/2025
Department: Planning

Prepared By: Danielle Nigro
Initiator: Omar DePablo

DOC ID: 16251
Legal Request Number: 

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Software Demonstration by Swiftbuild.ai a/k/a SwiftGov
TITLE

BRIEF OVERVIEW
This demonstration by SwiftGov will showcase the County’s new software initiative, with a 
particular focus on GIS systems featuring AI integration. The proposed system will be 
designed to assist both County staff and residents with comprehensive parcel research across 
the County. In addition, the presentation will provide an overview of AI’s integration with 
Development Services and Code of Ordinance rewrite.

FINANCIAL IMPACT
N/A

LEGAL NOTE
N/A

RECOMMENDATION
No action is necessary by the Board, for informational purposes only.

Omar DePablo Approved 07/30/2025   1:32 PM
Albert Bertram Approved 07/30/2025   2:40 PM
Pamela Hare Approved 07/30/2025   2:52 PM
Heidi Prouse Approved 07/30/2025   3:21 PM
Toni Brady Approved 07/30/2025   3:27 PM
Jeffrey Rogers Approved 07/30/2025   5:08 PM
Colleen Conko Approved 07/30/2025   5:09 PM

REVIEW PROCESS

Page 1
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Meeting: 08/05/2025
Department: Administration

Prepared By: Colleen Conko
Initiator: Toni Brady

DOC ID: 16253
Legal Request Number: 

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Discussion Regarding Request From City of Brooksville for Joint Meeting Regarding Operation 
of Brooksville Fire Department

TITLE

BRIEF OVERVIEW
It has been requested by the City of Brooksville to have a joint meeting on Monday August 11, 
2025 at 3:00 pm. with the Board of County Commissioners regarding the operation of the 
Brooksville Fire Department.

FINANCIAL IMPACT
NA

LEGAL NOTE
The Board is authorized to act on this matter pursuant to Chapter 125, Florida Statutes.

RECOMMENDATION
It is recommended that the Board have discussion regarding a joint meeting with the City of 
Brooksville regarding the operation of the Brooksville Fire Department.

Pamela Hare Approved 07/30/2025  12:44 PM
Heidi Prouse Approved 07/30/2025  12:56 PM
Toni Brady Approved 07/30/2025   3:26 PM
Jeffrey Rogers Approved 07/30/2025   5:12 PM
Colleen Conko Approved 07/30/2025   5:13 PM

REVIEW PROCESS

Page 1
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	Agenda
	1. Release of Maintenance Bond for Sunset Landing
	Maintenance Bond No. 872380
	2. Release of Performance Bond and Acceptance of Maintenance Bond for Caldera Phase 3 and 4
	Performance Bond
	Maintenance Bond
	3. Resolution Designating Administrative Official as Administrative Official Authorized to Approve Plats and Replats Pursuant to Florida Statute __ 177.071
	Administrative Official of Plats - Resolution
	1. Notice of Conditional Use Permit Action Taken by Planning and Zoning Commission on July 14, 2025
	P&Z Condition Use Permit Action of 07.14.2025
	2. Notice of Special Exception Use Permit Action Taken by Planning and Zoning Commission on July 14, 2025
	P&Z Special Exception Action of 07.14.2025
	1. Request Submitted by Jason E. Morphet and Ayleen N. Gallahue, Property Owners, for Appeal of Administrative Official_s Determination on Status of Nonconforming Use for Period Exceeding One Year for Property Located at 5025 Emerson Road
	Application
	Staff Report
	Narrative
	Emerson Road - Nonconforming Use Determination
	Administrative Official Exhibits
	Applicant Exhibits
	Resolution
	Affidavit of Publication - CLK25-091
	2. Special Exception Use Permit for Place of Public Assembly, Namely a Community Center, Submitted by Unitarian Universalist Church in the Pines (SE2414)
	SE2414 Application Packet
	SE2414 Staff Report
	SE2414 Site Plan
	SE2414 Maps
	H2414 Citizen Correspondence
	SE2414 Letter of Denial
	Affidavit of Publication - CLK25-088
	3. Rezoning Petition Submitted by Southern Valley Homes, LLC, on Behalf of John Sirvent, IV, and Melissa Sirvent for Property Located on Wiscon Road (H2471)
	H2471 Application Packet
	H2471 Staff Report
	H2471 Revised Master Plan
	H2471 Maps
	H2471 Resolution
	Affidavit of Publication of Legal Ad From PNZ for 8-5-2025 Meeting
	4. Rezoning Petition Submitted by Lance Lowery on Behalf of Lowery_s True Value, LLC, for Property Located on Lovebird Lane and Raley Road (H2481)
	H2481 Application Packet
	H2481 Staff Report
	H2481 Site Plan
	H2481 Maps
	H2481 Resolution
	Affidavit of Publication of Legal Ad From PNZ for 8-5-2025 Meeting
	5. Rezoning Petition Submitted by Alton B. Wingate for Property Located on Citrus Way (H2505)
	H2505 Application Packet
	H2505 Staff Report
	H2505 Site Plan
	H2505 Maps
	H2505 Resolution
	Affidavit of Publication of Legal Ad From PNZ for 8-5-2025 Meeting
	6. Rezoning Petition Submitted by Britton Cox and Kayla Cox for Property Located on Yellow Frog Avenue (H2511)
	H2511 Application Packet
	H2511 Staff Report
	H2511 Site Plan
	H2511 Maps
	H2511 Citizen Correspondence
	H2511 Resolution
	Affidavit of Publication of Legal Ad From PNZ for 8-5-2025 Meeting
	7. Rezoning Petition Submitted by Jorge M. Sabater on Behalf of Infinite Trust, LLC, for Property Located on Chambord Street (H2512)
	H2512 Application Packet
	H2512 Staff Report
	H2512 Site Plan
	H2512 Maps
	H2512 Resolution
	Affidavit of Publication of Legal Ad From PNZ for 8-5-2025 Meeting
	8. Rezoning Petition Submitted by Mark Keschl of Meridien Development, LLC, on Behalf of Gary Haber, Evelyn Haber, Kenneth L. Haber, and Martha Haber for Property Located on Commercial Way (H2482)
	H2482 Application Packet
	H2482 Staff Report
	H2482 Maps
	H2482 Site Plan
	H2482 Expert Witness
	H2482 Petitioner Presentation
	H2482 Citizen Correspondence
	H2482 Resolution
	Affidavit of Publication of Legal Ad From PNZ for 8-5-2025 Meeting
	9. Rezoning Petition Submitted by Arsany 66th Street, LLC, for Property Located on County Line Road (H2501)
	H2501 Application Packet
	H2501 Staff Report
	H2501 Maps
	H2501 Master Plan
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