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Rezoning and Master Plan  

Narrative 

Insteada 

Parcel Keys 153078, 1411369, 153103, 1411378, 153112, 1411387 

 

 

Figure 1. Parcel Keys 153078, 1411369, 153103, 1411378, 153112, 1411378- Aerial and Location 
Map 

General: 

The site contains 20 acres with 11.8 acres above the State approved mean high water line 
and is located on the north side of Eagles Nest Drive, west and north of Maplewood Drive. 
Please refer to Figure 1for the site location. 
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Site Zoning and Land Use: 

The site is currently zoned R-1B and is platted for 6 single-family lots (Insteada Replat; PB 
46, Pages 41/42).  Please refer to Appendix 1 of this Narrative. Please refer to Figure 2 for 
the site zoning. 

 

 

 

Figure 2. Parcel Keys 153078, 1411369, 153103, 1411378, 153112, 1411378- Zoning Map 
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The upland portions of the site are currently designated Residential and the 
jurisdictional/wetland areas on the site are currently designated Conservation on the 
Comprehensive Plan Future Land Use Map.  Per the Comprehensive Plan Mapping Criteria 
the boundaries of the Conservation FLUM Category containing wetlands are interpreted to 
correspond with the wetland boundary as determined by the applicable agencies. Please 
refer to Figure 3 for the Future Land Use designations on the site. 

 

 

Figure 3. Parcel Keys 153078, 1411369, 153103, 1411378, 153112, 1411378- Future Land Use 
Map 
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The following table identifies adjacent zoning and the Comprehensive Plan’s future land use 
map designations.  

 Zoning FLU Property Use 
North AG Conservation Minnow Creek 

South R 1B Residential Vacant lots and 
Single-Family 
Homes 

East PDP/RR Residential and 
Conservation 

Single-Family Home 
and Vacant 

West R 1B and AG Residential Minnow Creek and 
Single-Family 
Homes 

 

Request: 

The applicant is requesting a change in zoning from R 1B (Single-Family) to PDP/SF (Single- 
Family).  The PDP (Single-Family) designation allows all permitted uses and special 
exception uses allowed in the R-1A, R-1B, R-1C, R-2.5, R-2 and R-1MH zoning districts 
which have been specifically designated or specified in the narrative or on the master 
plan.   The applicant is proposing to develop two-family dwellings in addition to the 
already approved single-family dwellings permitted on the site. Both uses will follow the 
R-2 development standards which permits both single-family and two-family dwellings. 

Project Description: 

The site is currently zoned R-1B (Single-Family) and is platted/vested for six (6) single- 
family dwelling units (lots).  The applicant proposes to develop up to twelve (12) two family 
dwelling units, one (1) two family  structure on each of the platted lots.  

 A two-family dwelling may comprise of various layouts, either stacked or side by side and 
ownership styles may differ.  The defining factor in a two-family dwelling is that it is a single 
structure containing two independent living units.  Ownership is not the deciding factor in 
determining a two-family dwelling, meaning the owner may own the entire structure or 
each unit may have separate ownership which requires a legal split.  In this instance the 
applicant acknowledges the requirement to replat one or more of the lots where ownership 
is a factor.   

 In addition, the applicant also retains the right to develop a single-family dwelling unit on 
one (1) or more of the existing platted lots under the R-2 designation.  Therefore, the only 
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additional proposed use is for two family dwelling units ( which may be separately owned 
as single-family attached villa or commonly owned by a single entity as a duplex ).   

Although platted at a density of .51 dwelling units per acre, the existing adjacent R 1B 
zoning allows for a minimum lot size of 7,500 square feet which equates to a density of over 
5 dwelling units per acre (59 units on the upland portion of 11.8 acres).  The maximum 
increase in density by allowing up to 12 dwelling units under the proposed PDP designation 
would permit .98 dwelling units per acre, a minimal and modest increase in density.  Lot 
sizes range from .93 to 3.25 acres. 

Comprehensive Plan: 

The subject property is consistent with the following Goals, Objectives and Strategies of 
the Comprehensive Plan. 

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. 

Residential Category 

Objective 1.04B: The Residential Category allows primarily single family, duplex, resort and 
multi-family housing and associated ancillary uses… 

Single-Family Housing  

Strategy 1.04B(3): The Residential Category will include zoning for single-family housing, 
generally averaging a density of 2.5 dwelling units per gross acre to 6.0 dwelling units per 
gross acre comprised of varying lot sizes and dwelling unit types such as senior housing, 
villa housing, single family detached housing, and zero lot line housing. 

Analysis: The site is located in the Residential Category and is platted for six (6) single- 
family lots at a very low density.  The PDP designation would also allow two family 
dwellings, also at a very low density, consistent with the current land use designation and 
related strategies.  In addition, the referenced Strategy clearly acknowledges two family 
and zero lot line dwelling unit types under the single-family Category which indicates that 
ownership is not a deciding factor. 

Land Use Compatibility  

Objective 1.10B: The County shall establish standards by which land use compatibility is 
evaluated in the review of proposals for Future Land Use Map amendments, zoning 
changes, and other land development applications. 



Page 6 of 12 
 

Strategy 1.10B(2): Zoning changes should be compatible with surrounding development 
and minimize impact to natural resources. Impacts may be mitigated through design of 
building placement, buffers, noise reduction, setbacks and other appropriate planning 
techniques or performance measures. 

Analysis: The adjacent R 1B zoning allows for densities in excess of 5 dwelling units per 
acre.  In addition, the existing PDP/RR (Resort Residential) zoning to the east is vested for 
up to 42 resort units with ancillary commercial (see H 1962 and H 2043) and allows boat 
storage as an interim use.  The six (6) additional units requested by the applicant is 
compatible with the adjacent zoning permissions and will have a minimal impact given the 
very low density and lot sizes. 

Proposed Uses and Dimensional Standards: 

Single-family and two-family dwellings under the R-2 District Standards 
 
Dimensional Standards 
Upland Buffer – 25 feet adjacent to Jurisdictional Line 
Maximum number of units-12 
Maximum Height-45 feet (deviation of 10 feet due to the flood elevation requirement for the 
finished floor which can add up to 10 feet to the necessary building height) 
Minimum Setbacks 
Front 20 feet (deviation from 25 feet) 
Rear- 20 feet 
Sides-7.5 feet (0 where each unit is side by side in one two family structure-deviation from 
10) 
Minimum Lot Width- 30 feet (deviation from 75 feet at the building line, and a deviation 
from 50 feet at the street line) 
 
As to buffers, the property contains a significant jurisdictional wetland feature (Minnow 
Creek) that forms a natural buffer along the northern, western, and eastern boundaries of 
the site. As depicted in the Master Plan, an existing 25-foot upland buffer will be 
maintained adjacent to the jurisdictional line in compliance with applicable SWFWMD 
regulations. The property is currently a county approved 6-lot platted residential 
subdivision with no required internal buffers between homes or along the lot fronts 
adjacent to Eagle Nest Drive; this is consistent with the existing surrounding residential 
character and compatible with the surrounding area buffers and setback standards. 
Furthermore, all lots should be considered internal and part of the overall master 
plan.  Article VIII (Planned Development Project), Section 1 (General Provisions) only 
requires buffers external to the PDP and only specifies buffers between multifamily and 
commercial uses that are adjacent to residential or agricultural uses. Given that there are 
no internal compatibility issues or land use conflicts an extra level of buffering is 
unnecessary. 
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Site Conditions 
 
Topography 
 
The site ranges in elevation from 2 to 5 feet.  Please refer to Figure 4 for the topographic 
information. 
 

 
 

Figure 4. Parcel Keys 153078, 1411369, 153103, 1411378, 153112, 1411378- Topographic Map 
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Floodplain 
 
The entire site is located in an AE zone, elevations 12 and 13, FIRM PANEL 12053C0144E, 
Effective Date 1/15/21.  Development of dwelling units on the site will comply with the 
County floodplain management ordinance. 
 
Soils  
 
The site consist of native hydric soils with 2 to 5 feet imported well drained Candler  sand. 
Please refer to Figure 5 for the soil types. 
 

  
 

Figure 5. Parcel Keys 153078, 1411369, 153103, 1411378, 153112, 1411378- Soils Map 
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Site Environmental 

The site is currently platted and developed in accordance with County requirements which includes 
the State approved high water line. Southwest Florida Water Management District (SWFWMD) 
jurisdictional line and a required 25-foot upland buffer is shown on the recorded plat. 

Infrastructure 

Adequate Access/Transportation 

The site has access to Eagle Nest Drive and Maplewood Drive, two lane local roadways with 
a good level of service.    

Utilities 

The site is served by central water and sewer, provided by Hernando County.   

Drainage  

The stormwater management system has been  designed and permitted as required by the 
Southwest Florida Water Management District (SWFWMD).  Each dwelling unit structure will 
be constructed to meet the site drainage and flood plain requirements. 

Parks 

The proposed increase of 6 potential dwelling units will have a minimal impact upon park 
facilities; the development also has the added benefits associated with direct access to the 
Gulf for all related marine activities. 

Schools 

The proposed increase of 6 potential dwelling units will have a minimal impact upon school 
facilities. A school concurrency determination will be completed in accordance with student 
placement criteria as adopted by the Hernando County School District. 

Deviations 

As indicated in the Narrative. The justification for the deviations is a result of the irregular 
shaped lots due to the location of the jurisdictional line which meanders across the property 
and the need to maintain an upland buffer.   
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APPENDICES 
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APPENDIX 1 
INSTEADA REPLAT 
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