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Engineering Narrative

Proposa[ & Site Characteristics:
This report was prepared for tots 6, 7, and 8 in Hernando County, FL. A request to rezone the
property from 'R1C' to 'PDP(GHC)' and for the approval of several variances. The owner woutd tike
to devetop the propertyfor mixed-use with 1 1,529 GFA of commerciat space and twetve singte-
family dwetting units.

The site is tocated 0.14 mites
south of Zebrafinch Avenue
and CommerciaI Way atong
the western right-of-way tine.
Each vacant and undisturbed
tot is 0.37 acres in size. The
project area contains 2.0
acres of devetopabte tand.
Lots 6, 7, and 8 do not
contain any access
connections or utitities.

The property is bordered by
'R1C' zoning to the north and
south, with an existing DRA

to the east.
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The Appticant requests a rezoning and approvat of the PD Master ptan for a mixed-use

devetopment. The proposed structure witt have

15,521GFA of retait space and a drive-through

restaurant. Twetve dwetting units witt be located on

the second ftoor of the buitding. Other improvements

inctude parking areas, drive aistes, cross-access

connections, a ftoodplain compensation area, a

stormwater management system, and pedestrian

sidewatks.

Density Request & Floor Area Ratio:

A density of 5.8 units/acre is proposed for the PDP

mixed-use devetopment proiect, with a ftoor area

ratio (FAR) of 36% or 23,058 sf.

Rezoning Requesil

A request to rezone the property from 'R1C'to'PDP(GHC)'for a mixed-use devetopment project.

Variance Reguest(s/:

The Appticant is seeking approvat of the fottowing variance requests:

1. Deviation from Articte ll, Section 4 for reducing muttifamity parking demands from 2.0

spaces/unit to 1 .5 spaces/dwetting.

2. Deviation from Articte ll, Section 4tor a reduction to shopping center parking demands from

4 spaces/1,000 GFA to 3 spaces/1,000 GFA.
g. Reduction of the front tandscape buffer from 20 ft to 1 0 ft due to site constraints.

4. Reduction of the width of the service road from 24 ft to 20 ft per FDOT Greenbook

Standards.

EnvironmentaI Considerations:

FEMA Flood Zones:

The property is within FEMA ftood zones'AE'and 'lf per Community Panet #12053C0033E

(Dated 1l1't2121l.Around one-third of the site fatts within an AE'ftood zone, with

etevations between 10.5 ft and 1 1 .5 ft. The remaining portion of the property is in an 'A zone

FEMA tines shown on the PD ptan are based on topographic contour etevations.
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Wetlands, Drainage Features, &
Habitats:

There are wettands directty east of
the parcel with ctassifications of
'PUSCx' (freshwater pond) and
'PEM1 F' (emergent wettand) per

the US Fish and Witdtife Service.

Habitat and Conditions &

lmpacts on Natural Features:
A detaited Species Report witt be
prepared during the construction
and buitding review process for
Hernando County's review. The
project does not impact any
naturaI features. A naturaI
vegetative buffer of 5.00/o atong the
north and east property tines.
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Site Ptan Discussion

The owner is proposing a PDP mlxed-use devetopment project. A two-story buitding is proposed,

with the first ftoor devoted to commerciaI space and a drive-through restaurant. The second story

witt contain twetve (12) singte-attached dwetting units with two bedrooms or [ess. Other site

improvements inClude constructing a ftoodptain compensation area, an underground stormwater

management system, pedestrian sidewatks, parking areas, and on-site utilities.

Parking Demands and Delivery Vehictes

The proiect inctudes three or more retait units within a singte buitding. A retait rate of 4 spaces per

10OO GFA is required for a shopping center per Hernando County Code of Ordinances Articte ll,

Section 4. Muttifamity units must have 2 spaces per dwetling unit for two bedrooms or [ess. The

proposed parking tayout is based on each variance request' The first request is to reduce

muttifamity parking from 2 spaces/unit to 1 .5 spaces/dwetting. A second request is being made to

minimize onsite parking associated with a shopping center from 4 spaces/1 ,000 GFA to 3

spaces/1 ,000 GFA.

The first parking teg as tocated directty south of the proposed buitding, containing Wventy (20)

standard parking statts with (3) accessibte spaces. The second parking area is tocated south of the

main drive aiste and is configured with 29 parking spaces. The centraI drive aisle witt attow vehictes

to either park or enter the drive-through tane for ordering.

Eight statts for bicycte parking witt be provided, with pedestrian access into the right-of-way. The

bike rack witt be connected to the proposed trait along CommerciaIWay via a s-ft. wide pedestrian

path. Based on Articte llofthe Hernando County Code of Ordinances, a 5.00 reduction is apptied

to the overatt parking count.

Forty-nine (49) parking statts are required based on the proposed commerciaI use and muttifamity

dwettings. Fifty-two (52) statts witt be constructed, with excess statts being signed for delivery

vehictes onty. Boxtrucks are anticipated for detiveries by Watman, Amazon, UPS, or FED-Ex' No

detiveries are expected by a semi-truck.

Driveway onto Commercial Way and Service Road

One (1)access connection is proposed from CommercialWay into the property. Per FDOT

Greenbook standards, a variance request is being made to reduce the service road from 24 feet to

20 feet in width. A 34-foot-wide ingress and egress easementwitt be recorded overthe cross-

access connection. AlL other eLements of the service road witt be designed per the Hernando

County Facltity Design Manuat.

Proposed Buffer Sizes and Separations

Buffers are proposed tor the fotl.owing areas:

1 . Front Buffer (west): A 1o-ft wide front tandscape buffer atong the property frontage adiacent to
Commerciat Way. Due to site constraints, a variance request is being made to reduce the bufter
from 20 ft to 10 ft.



2. Side Buffer (south): A S-foot-wide tandscape buffer witt be ptanted atong the boundary line.

3. Side (north) and Rear (east) Buffers: A S-ft. wide area witt be retained to dedicate a natural

vegetative buffer. Ptants and trees witt be in-fitted to ensure comptiance with Articte ll.

Proposed Setbacks and Minimum SZes of Lots

The structure is proposed to maintain the fottowing setbacks:

1 . Front: A 35 ft front setback is required atong the property frontage. A 54.9 ft setback is

proposed from the right-of-way tine of Commerciat Way to the proposed structure.

2. Sides: A side setback of 20 ft is required when adjacent to the same zoning. A setback of

40.4ft. is proposed from the structure to the northern property tine. A side setbackot 142.9

ft is proposed from the proposed structure to the southern property tine.

3. Rear: A rear setback of 35-ft. is required from the eastern property tine. The proposed

devetopment wil.t maintain a 47.O ft setback.

Tra ns po rtation An a lysi s

ITE Trip Generation Rates was prepared for a mixed-use devetopment based on the [and-use of

muttifamity, retait, and a restaurant with a drive-through facitity. The restaurant witt be

approximately 2200 sf, with the remaining area devoted to retait on the first ftoor. PM peak period

rates are catcutated based on increased demands. The proposed use witt generate 1,666 daity and

128 PM peak period trips.

A distribution exhibit inctudes att trips entering the site traveting NB on Commerciat Way. Vehictes

exiting the site can travet NB or enter the turn lane for SB turning movements.

The fottowing exhibits have been prepared to accompany the rezoning request. Upon preparation of

the permitting set for construction documents, a detaited Traffic Anatysis witt be submitted to the

FDOT and Hernando County.

KODSI
Most Used Generation ITE Gcneration

Ds.criptloorTE Cod,o Unllr Erp.ct d
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TRAFFIC DISTRIBUTION

I
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i

Site

Peak Hour Trip Volume = 127.6
Pitr Peak Hour Traffic Volume (Enter) =

Pii Peak Hour Traffic Volume (Exit) = 62.4
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LEVEL OF SERVICE (LOS} ANALYSIS
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RaUo

Cortez
Hemando
Co. Line Northbound 47 NB 543.38 8.61o/o 0.04

Corlez
Hemando
Co. Line Southbound 16 NB TO SB 530.33 2.94o/o 12728.00

Road t{etwork and Trafftc Counts

us-19 25769 ADT Cortez Blvd. to Hemando County Line

Peak Daily
Est Trafffc
Count 13041 12728

NB SB

Road Functional Class= A
Footnotes: (1) Tnffic counts are obtained from FOOT Tnfric Data
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SB Commercial Wsv
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lmpacts on Public Facilities

A 1o-ft. wide muttipurpose trait witt be constructed within the right-of-way of Commerciat Way with
a s-ft. pedestrian connection to the proposed structure, Other facitity improvements inctude a 26-ft
wide access connection from Commerciat Way into the property per FDOT standards. A 2o-ft. wide
service road wit[ be constructed, attowing vehictes to travet into adiacent properties to the north
and south.

Grading, Drainage, and Stormwater Management

The site witt be graded according to FEMA regutations ADA and to minimize the amount of fitt onsite.
Two existing utitity and drainage easements witt be maintained atong the north and south property
tines to access the existing DRA directty east.

Accessibte ramps witl be constructed for pedestrian aGcess from the parking area to the first ftoor.
Grading throughout the project witt be minimized to ensure comptiance with FEMA regutations and
for the proper separation of the base tayer ancl underground stormwater system.

A combination of underground chambers and a permeabte paver system witt be utitized as a
stormwater management system to retain treatment ptus attenuation from the 100-year storm
event. The system witt be considered a ctosed basin without out-fatting runoff into the existing DRA
or right-of-way.

FEMA Floodplain Compensation Area

The property fatts within a FEMA AE'zone with assigned etevations of 10.5-ft and 11.s-ft. The f irst
ftoor of tha proposed structure wi[[ be etevated to 12.5 ft, attowing for 1 ft. offreeboard per FEMA
regutations and Hernando county regulations. The ttoodptain compensation witt bo sized in
accordance with the fitt ptaced between the existing grade and the assigned FEMA etevation. The
ftoodptain compensation area wit[ be positioned atong the southern boundary tine due to historicat
runoff patterns. The fottowing pretiminary calcutation has been prepared based on survey grades
and proposed improvements:

Requlred Floodptaln Area

1 Floodplaln
Flood Zone

,AE"
Avg. Exlst.

Grade Volume
ac Etev ELEV cf cy

56381.0 1.3 11.5 10.8 39466.7 t467.7

2 TOB Area TOB Etev BOT Elev Volume cy
78782.0 11.5 9727 .O 8.7 39912.6 7478.?

Area

Proposed Ftoodplain Compensation Area
BOT Area

It is anticipated that a FEMA compensation area wi[[ be sized for 1,479 cy of storage voLume, and
the size witt be refined when preparing a permit set of plans.



Sanitary Sewer SeNice

Sanitary service is proposed using an onsite septic system and drain fietd per FDEP and Hernando
County Heatth Department regutations. The septic system is anticipated to be mounded with a
tank, grinder pump, and drain fietd sized per FDEP standards. A grease interceptor and tanks witt be
imptemented outside of the proposed structure for the proposed 20-seat restaurant. Retait
subunits wiI have two restrooms, and each muttifamily unit witl have one.

Fstimated Sewage Demand per FDEp 62E:

Water Service

A wett with pumps and a 2-inch service tine is utitized for water service in accordance with FDEP
and Hernando County Heatth Department regutations. The estimated water demands are based on
proposed fixture counts for each use proposod.

Estimated Fixture Count for Demands:

Use
Flxture

Valus at
35 psl

No. o,
Flxtures Value

Restaurant

Kitchen Sink 3 2 6

Wash Sink 2 2 4
Service Sink 3 1 3

Dishwasher 1 5

Water Closet 3 a 6

suDtotal 24

Retall

Wash Sink 2 1B 36
Water Closet 3 18 54

subtotal 90

lil Huttlfamlty Unlts

72

Water Ctoset 3 72

Bathtub 8 72 96

EBtabtishmont Typo Demand Catculation
Food Operations - 16 hours or less per
Seat

40 gpd per seat (40 gpd x 20 seats) = 800 gpd

Muttipte Famity w/ 2 Bedrooms 200 gpd per unit (200 gpd/unit x 12 units) = 2,400
8pd

Retait Space per 100 sf 15 gpd per 100 sf
units=1,2159pd

Subtotal 4,415 gpg G gpm)
Peak 1.5
Total Demand 6,622.s gpd (4.s9 gpml

Flxture

Wash Sink

36

(1 5 gpd/100 s0 x (900 sf / unit) x 9



72 60

Fire Service

A dedicated fire protection well wit[ be imptemented onsite. A ticensed fire protection engineer witt
design and permit the sizing of the wett, piping, tanks, and suppression system. The system witL
adhereto the Ftorida Fire Prevention Code and NFpA codes and standards.

Dishwasher 5

Jrlr 16.l.i,!,1 Il {trnnt aa(lohrl tirr lt.,N ul tlt)r U $!rt k,r lrlndng\

Dn. n.-_ Ar. fr! | . 0.0019 tornr!
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!r;.;rrl-l l:.r,trrrl

Estimated Fire Protection Demand:

Sotid Waste

The fottowing catculation has been prepared to estimate solid waste for the proposed development:

Solld Waste Demands
Land-lJse Units Persons subtotat

Retait 2 18

7 5 5

Washing Machine 5 12 60

276

Totat Combined Fixture Count 390

Peak Demand 45 gPm

Pressure Factor 1.5

Peakx Pressure Factor 67.5 gpm

8pd

7-112" to 2"

lll I ll ). tll!l t ra

tr l!HH, lll0o0).
lllr200r

Itiir

BuitdingTypa Buitdlng Slzo (GFA) Rrquirod Flro Ftow cPM and
Duration

fi (222) ls Ftoor = 1 1,529 sf
2'd Ftoor= 11.529 sf
Totat = 23,058 sf

size and wiU be finalizedThe bu thetection revtew

subtotal

97200

Equivatent Meter Size

Restaurant

,-)! l-i!rn :tlrI-lNtxr

1750gpm@2Hours



72 3 36

lmpacts on Public Facitities

a. There witt be no impacts on pubtic infrastructure retated to sewer, water, parking, or

recreationat facitities.
b. There are adequate sotid waste companies and facitities within Hernando County to

handte the disposal of.

c. The twetve muttifamity units witt not impact existing schoots within the immediate

atea.

Water and Sewer Services

Att utitities witt be privatety owned and maintained. No utitity extensions or offsite improvements

are proposed. Duringthe project's permitting phase, at[ on-site utitities witl. be permitted, designed,

and constructed in accordance with the Hernando County Heatth Department, FDEB and the

Ftorida Fire Prevention Code.

Senior; Age-Restricted or Affordabte Housing

No senior, age restrictions or affordabte housing units are proposed.

59TotaI Persons
personLbs./day 59Catculation: 4.75

tbs/day280

lbs/yr,,,o2,29l
Totat soud waste Estlmated


