
Hernando County

Planning & Zoning Commission

Regular Meeting

Minutes

June 12, 2023

CALL TO ORDER

The public meeting was called to order at 9:00 a.m. on Monday, June 12, 2023, in the John 
Law Ayers Room, Government Center, Brooksville, Florida.  This meeting was advertised in 
the Hernando Sun newspaper and the Agenda Packet was available online at 
www.hernandocounty.us.

Attendee Name Title
Mike Fulford Alternate Member
Gregory Arflack Alternate Member
Kathryn Birren Regular Member 
Nicholas Holmes Regular Member 
Donald Whiting Regular Member
James Lipsey Ex Officio Non-voting Member (School Board Rep.)
Kyle Benda Assistant County Attorney 
Michelle Miller Planning Administrator
Omar DePablo Senior Planner
Todd Crosby Interim Public Works Director
Cayce Dagenhart Planner III
Robin Reinhart Agenda Coordinator

Note: Consensus for Alternate Member Fulford to serve as Chairman.

Invocation

Pledge of Allegiance

Poll Commission for Ex Parte Communications

The Commission members indicated they had no ex parte communications concerning the 
petitions being considered at this meeting.  

County Attorney Statement

Assistant County Attorney Kyle Benda provided the standard admonition that the Planning 
and Zoning Commission decisions were to be based only on the evidence presented in the 
quasi-judicial proceedings.

Administering of the Oath

STAFF ANNOUNCEMENTS

There were no staff announcements.
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Minutes June 12, 2023Regular Meeting

APPROVAL/MODIFICATION OF AGENDA

Motion
To approve with changes.

RESULT: ADOPTED
MOVER: Kathryn Birren
SECONDER: Donald Whiting
AYES: Birren, Fulford, Holmes, Arflack and Whiting

ADOPTION OF INFORMATION PACKETS INTO EVIDENCE

Motion
To adopt the packets into evidence.

RESULT: ADOPTED
MOVER: Gregory Arflack
SECONDER: Kathryn Birren
AYES: Birren, Fulford, Holmes, Arflack and Whiting

PUBLIC HEARINGS

UNIFIED AGENDA

Chairman's Statement

Introduction of Unified Agenda

Approval of Minutes for the Planning and Zoning Commission Meeting of March 13, 
2023

This item was pulled and voted on separately.

Conditional Use Permit Petition Submitted by Anthony Joseph Prall, Jr (CU 2305)

This item was pulled and voted on separately.

Approval of Minutes for the Planning and Zoning Commission Meeting of April 10, 2023

Motion
To approve the Unified Agenda with modifications.

(Note: Item Nos. 12285 [Approval of Minutes for the Planning and Zoning Commission 
Meeting of March 13, 2023], 12260 [Conditional Use Permit Petition Submitted by Anthony 
Joseph Prall, Jr (CU 2305)] and 12268 [CP 1451037 Hammock Ridge Estates Conditional 
Plat], were pulled for Board Discussion.)

Hernando CountyPage 2Planning & Zoning Commission

2



Minutes June 12, 2023Regular Meeting

RESULT: ADOPTED
MOVER: Kathryn Birren
SECONDER: Donald Whiting
AYES: Fulford, Arflack, Birren, Holmes and Whiting
ABSENT: Hickey and McDonald

CP 1451037 Hammock Ridge Estates Conditional Plat

This item was pulled and voted on separately.

RECESS/RECONVENE

The Board recessed at 9:55 am and reconvened at 10:00 a.m.

STANDARD AGENDA

Approval of Minutes for the Planning and Zoning Commission Meeting of March 13, 
2023

Motion
To approve with modifications.

(Note: The motion pertained to adjusting the Mover and Seconder for H2287 as approved by 
the Planning Department).

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Donald Whiting
AYES: Fulford, Arflack, Birren, Holmes and Whiting
ABSENT: Hickey and McDonald

Conditional Use Permit Petition Submitted by Anthony Joseph Prall, Jr (CU 2305)

The board accepted public input on this matter.

Motion
To approve in accordance with staff conditions for a period of one (1) year expiring May 8, 
2024.
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Minutes June 12, 2023Regular Meeting

RESULT: ADOPTED
MOVER: Kathryn Birren
SECONDER: Nicholas Holmes
AYES: Birren, Fulford, Holmes and Arflack
NAYES: Whiting

CP 1451037 Hammock Ridge Estates Conditional Plat

There was no public input.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Gregory Arflack
SECONDER: Nicholas Holmes
AYES: Fulford, Arflack, Birren, Holmes and Whiting
ABSENT: Hickey and McDonald

Rezoning Petition Submitted by Jarrod Saulnier & Cindy Masse (H2304)

The Board accepted public input on this matter.

Motion
To approve the staff recommendation with modifications.

(Note: The motion pertained to covert the application to PDP as approved by the
Planning Department).

RESULT: ADOPTED
MOVER: Donald Whiting
SECONDER: Kathryn Birren
AYES: Arflack, Birren and Whiting
NAYES: Fulford and Holmes
ABSENT: Hickey and McDonald

Rezoning Petition Submitted by Joseph Perry (H2312)

There was no public input.

Motion
To approve the staff recommendation.
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Minutes June 12, 2023Regular Meeting

RESULT: ADOPTED
MOVER: Donald Whiting
SECONDER: Gregory Arflack
AYES: Fulford, Arflack, Birren, Holmes and Whiting
ABSENT: Hickey and McDonald

Master Plan Revision Petition Submitted by Elevation Development Corporation (H2309) 

The Board accepted public input on this matter.

Motion
To approve the staff recommendation with modifications.

(Note: The motion pertained to Modified Performance Condition No. 17 as approved by the
Planning Department).

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Gregory Arflack
AYES: Fulford, Arflack, Birren, Holmes and Whiting
ABSENT: Hickey and McDonald

RECESS/RECONVENE

The Board recessed at 11:10 a.m. and reconvened at 11:20 a.m.

Master Plan Revision Petition by Ocean Bleu Group (H2311)

There was no public input.

Motion
To approve the staff recommendation with modifications.

(Note: The motion pertained to Modified Performance Condition No. 6 as approved by the
Planning Department).

RESULT: ADOPTED
MOVER: Kathryn Birren
SECONDER: Donald Whiting
AYES: Fulford, Arflack, Birren, Holmes and Whiting
ABSENT: Hickey and McDonald

Rezoning Petition Submitted by Oak Development Group, LLC (H2276)

The Board accepted public input on this matter.
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Minutes June 12, 2023Regular Meeting

Motion
To approve the staff recommendation with modifications.

(Note: The motion pertained to Modified Performance Condition Nos. 11, 13, and 18 as 
approved by the
Planning Department).

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Gregory Arflack
AYES: Fulford, Arflack, Birren, Holmes and Whiting
ABSENT: Hickey and McDonald

Rezoning Petition Submitted by Aaron and Nicole Gibson (H2314)

There was no public input.

Motion
To postpone to July 10, 2023.

RESULT: ADOPTED
MOVER: Kathryn Birren
SECONDER: Gregory Arflack
AYES: Fulford, Arflack, Birren, Holmes and Whiting
ABSENT: Hickey and McDonald

Summary of Revisions to Landscape Buffers

There was Board consensus to present this item to the Board of County Commissioners.

COMMISSIONERS AND STAFF ISSUES

There were no staff issues to discuss.

ADJOURNMENT

The meeting was adjourned at 1:10 P.M.

UPCOMING MEETINGS

The next regular meeting of the Planning and Zoning Commission is scheduled for Monday, 
July 10, 2023, beginning at 9:00 AM, in the Commission Chambers
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Meeting: 06/12/2023
Department: P&Z Agenda Item

Prepared By: Robin Reinhart
Initiator: Aaron Pool

DOC ID: 12285
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Approval of Minutes for the Planning and Zoning Commission Meeting of March 13, 2023
TITLE

BRIEF OVERVIEW
The attached minutes for the Planning and Zoning Commission Meeting of March 13, 2023, 
are submitted for review and approval.  

FINANCIAL IMPACT
N/A

LEGAL NOTE
N/A

RECOMMENDATION
It is recommended that the Planning and Zoning Commission review the Minutes of the 
Meeting of March 13, 2023, and consider them for approval.  

Cayce Dagenhart Approved 05/22/2023   8:02 AM
Omar DePablo Approved 05/23/2023   9:23 AM
Michelle Miller Approved 05/23/2023   9:31 AM
Aaron Pool Escalated 05/25/2023   4:18 PM
Michelle Miller Escalated 05/26/2023   4:20 PM
Aaron Pool Approved 05/30/2023   1:11 PM
Kyle Benda Approved 05/31/2023   9:07 AM

REVIEW PROCESS

Fulford, Arflack, Birren, Holmes and WhitingAYES:
Hickey and McDonaldABSENT:
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Hernando County

Planning & Zoning Commission

Regular Meeting

Minutes

March 13, 2023

THE MEETING AGENDA AND BACK-UP MATERIAL ARE AVAILABLE ONLINE AT 
WWW.HERNANDOCOUNTY.US. THE AGENDA AND ATTACHMENTS ARE 
FINALIZED ONE WEEK PRIOR TO THE HEARING.

IN ACCORDANCE WITH THE AMERICANS WITH DISABILITIES ACT, PERSONS 
WITH DISABILITIES NEEDING A SPECIAL ACCOMMODATION TO PARTICIPATE 
IN THIS PROCEEDING SHOULD CONTACT JESSICA WRIGHT, HERNANDO 
COUNTY ADMINISTRATION, 15470 FLIGHT PATH DRIVE, BROOKSVILLE, FL 
34604, (352) 754-4002. IF HEARING IMPAIRED, PLEASE CALL 1-800-676-3777.

IF A PERSON DECIDES TO APPEAL ANY QUASI-JUDICIAL DECISION 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.

PLEASE NOTE THAT THIS MEETING HAS A START TIME OF 9:00 AM AND ALL 
ITEMS MAY BE HEARD ANY TIME THERE AFTER.

MEETING CALLED TO ORDER

The public meeting was called to order at 9:00 AM on Monday, March 13, 2023, in the John 
Law Ayers Room, Government Center, Brooksville, Florida.  This meeting was advertised in 
the Hernando Sun newspaper and the agenda packet was available on-line at 
www.hernandocounty.us.

Attendee Name Title
W. Steve Hickey Vice Chairman 
Kathryn Birren Regular Member
Nicholas Holmes Regular Member 
Gregory Arflack Alternate Member
Mike Fulford Alternate Member
James Lipsey Ex Officio Non-voting Member (School Board Rep.)
Michelle Miller Planning Administrator
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Minutes March 13, 2023Regular Meeting

Omar DePablo Senior Planner
Scott Herring Public Works Director/County Engineer
Robin Reinhart Agenda Coordinator

Invocation

Pledge of Allegiance

Poll Commission for Ex Parte Communications

Comm. Hickey lives in Glen Lakes, which is adjacent to  H-22-64  item  Number 8 on the 
agenda. 

The Commission members indicated they had no ex parte communications concerning the 
petitions being considered at this meeting.   

County Attorney Statement

Assistant County Attorney Kyle Benda, provided the standard admonition that the Planning 
and Zoning Commission decisions were to be based only on the evidence presented in the 
quasi-judicial proceedings.

Administering of the Oath

STAFF ANNOUNCEMENTS

Mrs. Miller advised that John Lipsey is out.  Some of the Agenda Items were created #5 were 
uploaded to # 4. of the unified agenda. Item #F  staff report was for Item #E.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Nicholas Holmes
AYES: Hickey, Birren, Fulford, Holmes and Arflack

APPROVAL/MODIFICATION OF AGENDA (Limited to Staff & Commission

A motion was made to approve the agenda as written.  The motion carried 5-0.

ADOPTION OF THE INFORMATION PACKETS INTO EVIDENCE

The agenda packet that was submitted to the P&Z included written information regarding all 
cases to be considered which needed to be accepted into evidence for the hearing.  
 
The staff recommended the P&Z accept the agenda packet, including the staff reports, into 
evidence as if read aloud in their entirety.

PUBLIC HEARINGS

UNIFIED AGENDA

A motion was made to approve the agenda as written.  The motion carried 5-0.
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Minutes March 13, 2023Regular Meeting

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Nicholas Holmes
AYES: Hickey, Birren, Fulford, Holmes and Arflack
EXCUSED: McDonald

Approval of Minutes for the Planning and Zoning Commission Meeting of October 31, 
2022

Approval of Minutes for the Planning and Zoning Commission Meeting of November 14 , 
2022

Approval of Minutes for the Planning and Zoning Commission Meeting of December 12, 
2022

CP1453546 - Cabot Citrus Village Phase I Conditional Plat

CP 1451423- Valleybrook Conditional Plat

CP 1436707- Whiting Estates Phase II Conditional Plat

CP 1447019 Caldera at Sterling Hill Conditional Plat

CP 1445908 Approval for Lake Hideaway Pod C  Conditional Plat

STANDARD AGENDA (BOARD SITTING IN ITS QUASI-JUDICIAL CAPACITY)

SE-22-17 - Matthews Family Limited Partnership:
Revision to a Special Exception Use Permit for a Place of Public Assembly, Namely a 
Venue for Special Events and Retreats; East side of Culbreath Road, approximately 600' 
north of Bobwhite Drive

Mrs. Miller introduced the petition. Mr DePablo utilized the overhead projector to show location 
of the subject parcel.

Comm. Hickey explained the public discussion procedure for speaking. 

Joseph Matthews, the petitioner, under oath, discussed the Petition. 

The following, under oath, spoke against the petition Mary Mleziva, Lee Roof, Larry Van 
Fossen, and Stan Mettinger. 

Mr. Achillies Thomas, under oath, spoke in favor of the petition.

Joseph Matthews addressed concerns brought forth by public comment. 
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Minutes March 13, 2023Regular Meeting

Commissioners Discussion.

Motion
A motion was made to recommend the Board of County Commissioners adopt the resolution 
approving the petitioner’s request.

RESULT: ADOPTED
MOVER: Kathryn Birren
SECONDER: Mike Fulford
AYES: Hickey, Birren, Fulford, Holmes and Arflack

SE-22-16 - Greater Life Church:
Revision to a Special Exception Use Permit to include an Educational Facility; South 
side of Cortez Boulevard, approximately 550' west of Grove Road

Mrs. Miller introduced the petition. Mr DePablo utilized the overhead projector to show location 
of the subject parcel. 

Peter Prestigiancomo, the petitioner, under oath,  discussed the petition. 

Comm Birren had questions for the petitioner.   

Motion
A motion was made to recommend the Board of County Commissioners adopt the resolution 
approving the petitioner’s request.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Nicholas Holmes
AYES: Hickey, Birren, Fulford, Holmes and Arflack

H-22-84 - Greater Life Church:
Rezoning from R-1A(Residential) to C-1 (Commercial); South side of Cortez Boulevard, 
approximately 550' west of Grove Road

Mrs. Miller introduced the petition. Mr DePablo utilized the overhead projector to show location 
of the subject parcel.

Peter Prestigiacomo , the petition, under oath, discussed the petition. 

Comm Fulford had questions for staff. Discussion ensued.   

Motion
A motion was made to recommend the Board of County Commissioners adopt the resolution 
approving the petitioner’s request.
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Minutes March 13, 2023Regular Meeting

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Kathryn Birren
AYES: Hickey, Birren, Fulford, Holmes and Arflack

H-22-88 - SBA Communications Corporation:
Revision to a Public Service Facility Overlay District for a Communication Tower; West 
of Linden Road, approximately 940' south of Spring Hill Drive

Mrs. Miller introduced the petition. Mr DePablo utilized the overhead projector to show location 
of the subject parcel.

Comm. Fulford had questions for staff, regarding Communication towers  brought to the Board 
of County Commissioners and how was the past BOCC discussion for another 
Communication tower.   

Jim Porter, representing the petitioner, under oath discussed the petition.  

Michelle Ciscia, under oath,  spoke against.

Comm. Holmes had questions for the petitioner. Comm. Birren had questions in reference to 
community risks due to a fall.  Mr. DePablo addressed concerns of catastrophic concerns.  

Motion
A motion was made to recommend the Board of County Commissioners adopt the resolution 
approving the petitioner’s request.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Nicholas Holmes
AYES: Hickey, Birren, Fulford, Holmes and Arflack

H-22-85 - Achillies Thomas AXI VIO Land Holding, Inc:
Master Plan Revision on Property Zoned PDP(HC)/Planned Development Project 
(Highway Commercial); North side of Ayers Road, approximately 975' east of US Hwy 41 
and the north side of Old Ayers Road, approximately 1,350' from Ayers Road

Staff requested a 5 minute break.   10:05 to 10:12  

Mrs. Miller introduced the petition. Mr DePablo utilized the overhead projector to show location 
of the subject parcel.

Jeff Andras, representing the petitioner, under oath, discussed the petition.

Bruce Wilt, under oath, spoke against the Petition. 

Mr Andras addressed concerns of the public.   
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Minutes March 13, 2023Regular Meeting

Mr. Achilies Thomas, the petitioner, under oath, discussed the petition and concerns of the 
citizens.  

Comm. Hickey and Comm. Birren had concerns about the petition, being close to the PDP to 
the east of the project.  

Motion
A motion was made to recommend the Board of County Commissioners adopt the resolution 
approving the petitioner’s request.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Nicholas Holmes
AYES: Hickey, Birren, Fulford, Holmes and Arflack

H-22-87 - Legacy WMD, LLC:
Master Plan Revision on Property Zoned PDP(SF)/Planned Development Project (Single 
Family) with Deviations; South side of San Antonio Road, north of Zeth Road, 
approximately 600' west of Barclay Avenue

Mrs. Miller introduced the petition. Mr DePablo utilized the overhead projector to show location 
of the subject parcel.

Frank Dicaro, under oath, representing the petitioner, discusses the petition.  Also spoke in 
reference to Using the back road on to San Antonio  for use by the owner for his boat and RV. 
No construction traffic should be allowed on this entrance.
 
County Engineer, Scott Herring,  spoke in reference to the right of way gate for an RV or boat .  
Should anything else use that gate, for other uses the permit will be revoked . 
 
Mrs. Miller is making these conditions #14 of the staff report. A gate that accommodates RV’s 
and Boats shall be allowed along the northern entrance road (San Antonio Road). The gate 
will be permitted via the Right-of-way use permit process.

Comm. Holmes was the dissenting vote.

Motion
A motion was made to recommend the Board of County Commissioners adopt the resolution 
approving the petitioner’s request.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Nicholas Holmes
AYES: Hickey, Birren, Fulford and Arflack
NAYES: Holmes
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Minutes March 13, 2023Regular Meeting

H-23-05 - Hernando County Board of County Commissioners:
Establish a PSFOD/Public Service Facility Overlay District for a Government Building; 
South of Rhanbuoy Road, east of Burnside Parkway and north of Forest Oaks 
Boulevard, approximately 3,000’ east of Commercial Way

Mrs. Miller introduced the petition. Mr. DePablo utilized the overhead projector to show 
location of the subject parcel.

Project Coordinator, Eric Van De Boogaard, under oath, discussed the petition.  Requested to 
remove the vegetative buffer.

No Public comment. 

Comm. Fulford asked being that there was no public comment if the item has been 
advertised.  

Comm. Hickey, Comm. Birren, and Comm. Fulford expressed concerns regarding the wall and 
landscaping buffer. In conjunction to the buffer and wall being maintained by the county. 

Motion
A motion was made to recommend the Board of County Commissioners adopt the resolution 
approving the petitioner’s request.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Kathryn Birren
AYES: Hickey, Birren, Fulford, Holmes and Arflack

H-22-64 - Glen Lakes Commons, LLC:
Master Plan Revision on Property Zoned PDP(MF)/Planned Development Project 
(Multifamily), PDP(GC)/Planned Development Project (General Commercial) and  
PDP(GHC)/Planned Development Project (General Highway Commercial) with 
Deviations; West of Commercial Way and south of Glen Lakes Boulevard

Mrs. Miller introduced the petition. Mr DePablo utilized the overhead projector to show location 
of the subject parcel.

Don Lacey A.I.C.P, under oath, representing the petition, discussed the petition. 

Comm. Holmes, Comm. Hickey, and Comm. Birren discussed concerns for the hotel on the 
master plan.  

The following spoke , under oath,  against the petition:  Richard Matula, Carol Kalina, Janice 
Neal, Dean Stiles, Doug Pollock, Dick Rowland, William Herinn, Kathy Habdas, Arlene 
Checkman, Jacqueline Harmon. 

Don Lacey addressed concerns of Hotel, and Assisted Living Facility. He stated that a traffic 
study is in the works. 
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Minutes March 13, 2023Regular Meeting

Comm. Fulford, advised of the commissions ability.  Comm. Fulford, Comm. Holmes,  Comm. 
Birren,  and Comm. Hickey ,  Do not support the 4 stories buildings and expressed  concerns 
about traffic. 

Robert Gomes , petitioner, under oath,  he is removing the 53', traffic study discussed 
entrances and exists. Advising he would be good with 45', to flip the hotel, extending the 
frontage to Grizzle Bear Ln. 

Closing public comment.

Comm. Fulford,  Comm. Holmes, Comm. Birren  discussed concerns of the petition of the 
hotel height and rotating the position. 

Kyle Benda advised of Code.   

Mrs. Miller advised that the ALF and the Storage are at 45' has already been approved.  Hotel 
to be placed perpendicular to the Glen Lakes wall, as long as its within the 100' Residential 
Protection Standards boundary which limits commercial building heights to 20'. In this 
configuration, windows facing Glen Lakes shall be accent hallway windows. If the hotel is 
positioned outside of the 100', the hotel shall be permitted at 45'. 

Motion
A motion was made to recommend the Board of County Commissioners adopt the resolution 
approving the petitioner’s request.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Kathryn Birren
AYES: Birren, Fulford, Holmes and Arflack
NAYES: Hickey

COMMISSIONERS AND STAFF ISSUES

ADJOURNMENT

The meeting was adjourned at 12:30 P.M.

UPCOMING MEETINGS
The next regular meeting of the Planning and Zoning Commission is scheduled 
for Monday, April 10, 2023, beginning at 9:00 AM, in the Commission Chambers
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Meeting: 06/12/2023
Department: P&Z Agenda Item

Prepared By: Robin Reinhart
Initiator: Aaron Pool

DOC ID: 12307
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Approval of Minutes for the Planning and Zoning Commission Meeting of April 10, 2023
TITLE

BRIEF OVERVIEW
The attached minutes for the Planning and Zoning Commission Meeting of April 10, 2023, are 
submitted for review and approval.  

FINANCIAL IMPACT
N/A

LEGAL NOTE
N/A

RECOMMENDATION
It is recommended that the Planning and Zoning Commission review the Minutes of the 
Meeting of April 10, 2023 and consider them for approval.  

Cayce Dagenhart Approved 05/22/2023   8:01 AM
Omar DePablo Approved 05/23/2023   9:22 AM
Michelle Miller Approved 05/23/2023   9:30 AM
Aaron Pool Escalated 05/25/2023   4:18 PM
Michelle Miller Escalated 05/26/2023   4:20 PM
Aaron Pool Approved 05/30/2023   1:04 PM
Kyle Benda Approved 05/31/2023   9:05 AM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Kathryn Birren
SECONDER: Donald Whiting

Fulford, Arflack, Birren, Holmes and WhitingAYES:
Hickey and McDonaldABSENT:
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Hernando County

Planning & Zoning Commission

Regular Meeting

Minutes

April 10, 2023

THE MEETING AGENDA AND BACK-UP MATERIAL ARE AVAILABLE ONLINE AT 
WWW.HERNANDOCOUNTY.US. THE AGENDA AND ATTACHMENTS ARE 
FINALIZED ONE WEEK PRIOR TO THE HEARING.

IN ACCORDANCE WITH THE AMERICANS WITH DISABILITIES ACT, PERSONS 
WITH DISABILITIES NEEDING A SPECIAL ACCOMMODATION TO PARTICIPATE 
IN THIS PROCEEDING SHOULD CONTACT JESSICA WRIGHT, HERNANDO 
COUNTY ADMINISTRATION, 15470 FLIGHT PATH DRIVE, BROOKSVILLE, FL 
34604, (352) 754-4002. IF HEARING IMPAIRED, PLEASE CALL 1-800-676-3777.

IF A PERSON DECIDES TO APPEAL ANY QUASI-JUDICIAL DECISION 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.

PLEASE NOTE THAT THIS MEETING HAS A START TIME OF 9:00 AM AND ALL 
ITEMS MAY BE HEARD ANY TIME THERE AFTER.

MEETING CALLED TO ORDER

The public meeting was called to order at 9:00 AM on Monday, April 10, 2023, in the John 
Law Ayers Room, Government Center, Brooksville, Florida.  This meeting was advertised in 
the Hernando Sun newspaper and the agenda packet was available on-line at 
www.hernandocounty.us.

Attendee Name Title
Jonathan McDonald Chairman 
W. Steve Hickey Vice Chairman 
Kathryn Birren Regular Member
Donald Whiting Regular Member 
Nicholas Holmes Regular Member 
Gregory Arflack Alternate Member
James Lipsey Ex Officio Non-voting Member (School Board Rep.)
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Minutes April 10, 2023Regular Meeting

Michelle Miller Planning Administrator
Omar DePablo Senior Planner
Scott Herring Public Works Director/County Engineer
Robin Reinhart Agenda Coordinator

Invocation

Pledge of Allegiance

Poll Commission for Ex Parte Communications

The Commission members indicated they had no ex parte communications concerning the 
petitions being considered at this meeting.  

County Attorney Statement

Assistant County Attorney Kyle Benda provided the standard admonition that the Planning 
and Zoning Commission decisions were to be based only on the evidence presented in the 
quasi-judicial proceedings. 

Administering of the Oath

STAFF ANNOUNCEMENTS

APPROVAL/MODIFICATION OF AGENDA (Limited to Staff & Commission

A motion was made to approve the agenda as written.  The motion carried 5-0.

Motion
C. APPROVAL/MODIFICATION OF AGENDA (Limited to Staff & Commission

RESULT: ADOPTED
MOVER: Kathryn Birren
SECONDER: W. Steven  Hickey
AYES: Hickey, McDonald, Birren, Holmes and Whiting

ADOPTION OF THE INFORMATION PACKETS INTO EVIDENCE

The agenda packet that was submitted to the P&Z included written information regarding all 
cases to be considered which needed to be accepted into evidence for the hearing.  
 
The staff recommended the P&Z accept the agenda packet, including the staff reports, into 
evidence as if read aloud in their entirety.

Motion
D. ADOPTION OF THE INFORMATION PACKETS INTO EVIDENCE
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Minutes April 10, 2023Regular Meeting

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Kathryn Birren
AYES: Hickey, McDonald, Birren, Holmes and Whiting

PUBLIC HEARINGS

UNIFIED AGENDA

Mrs. Miller  explained the Scrivinors error.  

Motion
E. UNIFIED AGENDA

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Nicholas Holmes
AYES: Hickey, McDonald, Birren, Holmes and Whiting

H-21-54 - Lisa Wilson: On Behalf of Remington Ranch Property Management, LLC)
Correction of Scrivener’s Error. Rezoning from AG/(Agricultural) and C-2/(Highway 
Commercial) to PDP(NC)/Planned Development Project (Neighborhood Commercial) 
with a Specific C-1 Use for Business Training School

STANDARD AGENDA (BOARD SITTING IN ITS QUASI-JUDICIAL CAPACITY)

H-22-72 - Aaron Tam:
Rezoning from R-1C (Residential) to PDP(GC)/Planned Development Project (General 
Commercial) with Deviations; East of Commercial Way (US Hwy 19), approximately 500' 
south of Yellow Hammer Road.

Mrs. Miller introduced the petition. Mr DePablo utilized the overhead projector to show location 
of the subject parcel.

Aaron Tam, under oath, the petitioner, discussed the petition. 

The following under oath, spoke against the petition Dave Thompson, Ron McQuigg, and 
Georgia McQuigg.

Aaron Tam spoke to address concerns from public comment. 

Mrs. Miller and Mr. DePablo addressed public comments, on usage, advising that even though 
there are many uses under the C-1 Zoning, the size of the parcel and the requirements that go 
the specific use will prohibit them from being constructed. 

Comm. Birren, Comm. Hickey, Comm. Whiting had questions regarding the frontage 

Hernando CountyPage 3Planning & Zoning Commission
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road(Necklace Warbler Ave).  

County Engineer, Scott Herring addressed frontage road and reverse frontage road.  If the 
petitioner wanted to connect to Necklace Warbler they would have to upgrade the lime rock 
road. 

Assistant County Attorney Kyle Benda, discussed with staff regarding the upgrade to Necklace 
Warbler if it was connected to the road at the rear of the parcel. 

Comm. Birren was the dissenting vote.

Motion
A motion was made to recommend the Board of County Commissioners adopt the resolution 
approving the petitioner’s request.

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Nicholas Holmes
AYES: Hickey, McDonald, Holmes and Whiting
NAYES: Birren

H-22-86 - Barbara Van Winkle, TTEE:
Rezoning from AG(Agricultural) to PDP(SF)/Planned Development Project (Single 
Family) with Deviations; East of the Suncoast Parkway, west of Cresap Street at the 
western terminus of Jernigan Street

Mrs. Miller introduced the petition. Mr DePablo utilized the overhead projector to show location 
of the subject parcel.

Alan Garman, representing the petitioner, under oath, discussed the request with the Planning 
and Zoning Commission.

The following spoke, under oath. spoke against the petition, Barbara Gugilotti, Brent Stillman, 
Faith Friedhofer, Lea Lakosh, Susan Joy, Anna Smith, and Ryan Carlson. 

Alan Garman addressed concerns about drainage, traffic analysis, and wildlife study. 

County Engineer, Scott Herring, under oath, spoke in reference to traffic impact in the area.  

Comm. Holmes had questions in to development in the area.  Comm. Birren requested a 
buffer of vegetation between the development and the current residence.  

School Board representative, James Lipsey spoke in reference to schools involved Pine 
Grove and Central High school.   Mr. Lipsey also stated that  Concurrency would assist the 
developments need.  

Scott Herring, addressed the roads and what would happen if the road was damaged. 

Hernando CountyPage 4Planning & Zoning Commission
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Mrs. Miller advised condition one the developer must obtain permits for drainage. 

Comm. Hickey advised those whom spoke in reference to Staff recommendations. 

Mrs. Miller addressed the Scrivners error number 7 should be changed from eastern to 
western and number 9 will need to be connected to water. As well as adding language in the 
recommendations to include a buffer.  

Motion
A motion was made to recommend the Board of County Commissioners adopt the resolution 
approving the petitioner’s request.

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Donald Whiting
AYES: Hickey, McDonald, Birren, Holmes and Whiting
EXCUSED: Fulford

COMMISSIONERS AND STAFF ISSUES

ADJOURNMENT

UPCOMING MEETINGS
The next regular meeting of the Planning and Zoning Commission is scheduled 
for Monday, May 9, 2023, beginning at 9:00 AM, in the Commission Chambers

Hernando CountyPage 5Planning & Zoning Commission
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Meeting: 06/12/2023
Department: P&Z Agenda Item

Prepared By: Robin Reinher
Initiator: Aaron Pool

DOC ID: 12260
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Conditional Use Permit Petition Submitted by Anthony Joseph Prall, Jr (CU 2305)
TITLE

BRIEF OVERVIEW
Request:
Conditional Use Permit for a Second Residence

General Location:
West side of Daly Road, approximately 1,735’ south of Lake Lindsey Road

FINANCIAL IMPACT
A matter of policy.  There is no financial impact.

LEGAL NOTE
The Planning and Zoning Commission has approval jurisdiction over the subject application.  
The Applicable Criteria for conditional use approval are contained in Appendix A, (Zoning 
Code) Article V, Section 4.  The Conditional Use Approval must be consistent with the 
Comprehensive Plan. 

Article V, Section 4(A)(2) permits the following, with planning and zoning commission 
approval: Temporary second principal building on one lot of record in cases of extreme 
personal hardship.  Article V, Section 4(G)(3) provides: "No conditional use permit shall be 
issued for a period to exceed two (2) years unless otherwise specified in this ordinance. 
However, conditional use permits may be renewed or extended upon reapplication."

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 period of up to two (2) year 
with performance condition.

Cayce Dagenhart Approved 05/22/2023   8:06 AM
Omar DePablo Approved 05/23/2023   9:29 AM
Michelle Miller Approved 05/23/2023   9:33 AM
Aaron Pool Escalated 05/25/2023   4:18 PM
Michelle Miller Escalated 05/26/2023   4:20 PM
Aaron Pool Approved 05/30/2023   1:13 PM
Kyle Benda Approved 05/31/2023   9:11 AM

REVIEW PROCESS

RESULT: ADOPTED

Page 1
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P&Z Agenda Item (ID # 12260) Meeting of June 12, 2023

MOVER: Kathryn Birren
SECONDER: Nicholas Holmes

Birren, Fulford, Holmes and ArflackAYES:
WhitingNAYES:

Page 2

23



F:\Conditional Use Permits\CU-23-05 Anthony Prall\Staff Report\CU2305 Staff Report.Docx 1 

STAFF REPORT 

HEARINGS: Planning & Zoning Commission:  May 8, 2023 

APPLICANT: Anthony Joseph Prall, Jr 

FILE NUMBER: CU-23-05 

REQUEST: Conditional Use Permit for Second Residence 

GENERAL LOCATION: West side of Daly Road, approximately 1,735’ south of Lake 
Lindsey Road 

PARCEL KEY NUMBER: 1519556 

APPLICANT’S REQUEST 

The applicant is requesting approval to place a second residence on their property, specifically 
an RV where caregiver could reside, due to medical hardship.  The petitioner has provided a 
physician’s letter indicating the need for assistance in his daily activities; the letter is part of the 
public record file. 

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. The temporary 
dwell unit being proposed as the second residence is strictly limited to medical hardship and 
must be removed after two years or when hardship ceases to exist. 

SITE CHARACTERISTICS 

Site Size: 8.7 acres 

Surrounding Zoning  
& Land Uses: North: AG; Single Family 

South: AG; Undeveloped 
East: AG; Undeveloped 
West: AG; Single 

Current Zoning: AG (Agricultural) 

Future Land Use 
Map Designation: Rural 

UTILITIES REVIEW 

The Hernando County Utilities Department (HCUD) does not currently supply water or sewer 
service to this parcel.  Water and sewer service are not available to this parcel.  HCUD has no 
objection to the requested Conditional Use to allow a second RV dwelling on site for an 
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individual to provide daily medical assistance needed by the applicant, subject to Health 
Department approval of any upgrades to the Onsite Sewage Treatment and Disposal System 
that may be necessary. 

ENGINEERING REVIEW 

The site is located on the West side of Daly Road, approximately 1,735' south of Lake Lindsey 
Road. The petitioner proposes utilizing the existing drive for the new home. The Engineering 
Department has reviewed the request and indicated no engineering-related concerns. 

LAND USE REVIEW 

Minimum Building Setbacks Required in the AG (Agricultural) District: 

• Front (east): 75' 
• Side (north and south): 35' 
• Rear (west): 50' 

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 period of up to two (2) year 
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. No attachments or other structures shall be erected on the property or attached to 
the RV. 

3. The RV must be placed in line with or behind the main living structure. 

4. The RV shall not be rented out or used for any purpose other than to provide housing 
for a caregiver assisting the applicant with daily living activities.  
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5. The proposed RV shall meet the setbacks of the AG (Agricultural) zoning district. 

• Front (east): 75' 
• Side (north and south): 35' 
• Rear (west): 50' 

6. Water shall be provided from the main house via hookup and septage shall be 
emptied and disposed of at a Health Department approved location. 

5. The Conditional Use Permit shall expire on May 8, 2025. 
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Meeting: 06/12/2023
Department: Planning

Prepared By: Alaina Kidd
Initiator: Aaron Pool

DOC ID: 12268
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

CP 1451037 Hammock Ridge Estates Conditional Plat
TITLE

BRIEF OVERVIEW
Conditional Plat approval for Hammock Ridge Estates

FINANCIAL IMPACT
No financial impact

LEGAL NOTE
The Planning and Zoning Commission has the authority to review this item in accordance with 
Chapter 26 (Subdivision Regulations), Article II (Procedures for County review and approval), 
Section 26-21 (procedure for conditional approval of a conditional plat) of the Hernando 
County Code of Ordinances.

RECOMMENDATION
It is recommended that the Planning and Zoning Commission approve the conditional plat of 
the Hammock Ridge Estates Subdivision with performance conditions.

Alaina Kidd Approved 05/10/2023   2:41 PM
Omar DePablo Escalated 05/12/2023   4:18 PM
Michelle Miller Escalated 05/15/2023   4:19 PM
Aaron Pool Escalated 05/16/2023   4:20 PM
Michelle Miller Approved 05/17/2023  11:54 AM
Michelle Miller Approved 05/17/2023  11:54 AM
Aaron Pool Escalated 05/19/2023   4:19 PM
Michelle Miller Delegated 05/22/2023   8:44 AM
Aaron Pool Approved 05/22/2023   9:48 AM
Kyle Benda Approved 05/22/2023   2:48 PM

REVIEW PROCESS

Fulford, Arflack, Birren, Holmes and WhitingAYES:
Hickey and McDonaldABSENT:

Page 1
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STAFF REPORT 
  
 
HEARINGS: Planning & Zoning Commission: May 9, 2023 
 
APPLICANT: Impact – MCG Ventures, LLC 
 
 
FILE NUMBER:  1451037 
 
PURPOSE: Conditional Plat Approval for Hammock Ridge Estates 
GENERAL 
LOCATION: North of County Line Road, approximately 1,700' east of Trillium 

Boulevard 
 
PARCEL KEY  
NUMBER: 379263 
 
The conditional plat for the Hammock Ridge Estates is for One hundred fifty-six (156) 
multifamily residential lots on approximately 19.5 +/- acres of undeveloped land, located 
north of County Line Road, approximately 1,700’ east of Trillium Boulevard. 
 
The conditional plat has been reviewed by various County agencies and found to be 
consistent with County standards. A certificate of concurrency has been issued for this 
conditional plat. 
 
STAFF RECOMMENDATION: 
 
It is recommended that the Planning and Zoning Commission approve the conditional 
plat of the Whiting Estates subdivision with the following performance conditions: 
 
1. The conditional plat shall expire in two (2) years if no further approvals in the 

subdivision process are obtained. 
 
2. The developer must conform to all Hernando County Facility Design Guidelines. 
 
3.        The petitioner shall provide a comprehensive listed species survey prepared by a  
           qualified professional to identify any listed species present prior to clearing or  
           development activities.  The petitioner is required to comply with all applicable  
           FWC regulations. 
            
4.       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. 
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PROPERTY AREA:   ± 19.57 ACRES
LIFT STATION TRACT: ± .06 ACRES
R/W TAKING: ± 0.45 ACRES

TOTAL PROJECT AREA = 19.06 ACRES

NATURAL VEGETATION AREA REQUIRED (5%): .95 ACRES
BUFFERS PROVIDED: 1.11 ACRES

UNIT MIX

2 BEDROOM - 32
3 BEDROOM - 78
4 BEDROOM - 42
TOTAL - 152 UNITS

MINIMUM PERIMETER SETBACKS(INCLUSIVE OF VEGETATIVE
BUFFERS):

COUNTY LINE ROAD: 75'
KORBUS ROAD: 35'
SIDE:   20'

THE BUFFER TRACTS INDICATED ON THIS PLAN WILL CONSIST OF
NATURAL VEGETATION WHERE POSSIBLE, ENHANCED TO 80%
OPACITY WHERE NEEDED. WHERE SITE GRADING REQUIRES THE
REMOVAL OF NATURAL VEGETATION, A VEGETATIVE BUFFER WILL BE
LANDSCAPED WITHIN THE BUFFER TRACT CONSISTING OF
VEGETATION AND OPACITY CONSISTENT WITH COUNTY STANDARDS.
BUFFER TRACTS WILL BE OWNED AND MAINTAINED BY THE HOA.

INTERNAL LOT BUILDING SETBACKS:

FRONT: 25'
SIDE: 0'

SIDE (BUILDING SEPARATION): 15' 
REAR: 15'
MIN. DEPTH: 100'

MINIMUM LANDSCAPE BUFFERS:
EAST/WEST: 15'
NORTH/SOUTH: 10'

SETBACKS ARE SET BY MASTER PLAN REVISION H-21-20

FIRE PROTECTION: FIRE HYDRANTS WILL BE PLACED THROUGHOUT
THE COMMUNITY AT A MINIMUM OF 250' CURB LINE DISTANCE
INTERVALS WHICH  IS CONSISTENT WITH COUNTY STANDARDS. THE
POTABLE WATER SYSTEM WILL BE DESIGNED TO PROVIDE A MINIMUM
OF 1,000 GPM FOR USE IN FIREFIGHTING AS REQUIRED BY NFPA
GUIDELINES AS REQUIRED BY HERNANDO COUNTY.

GENERAL NOTES
1. THIS IS A PLANNING DOCUMENT AND IS NOT TO BE

CONSIDERED A FINAL DESIGN OR CONSTRUCTION PLAN;
ALSO, NOT INTENDED FOR RECORDATION IN PUBLIC
RECORDS. DRAINAGE AND UTILITY EASEMENTS WILL BE
INCLUDED IN THE FINAL CONSTRUCTION PLANS AND
SHALL MEET THE REQUIREMENTS OF HERNANDO COUNTY
AND ANY AGENCIES HAVING JURISDICTION RELATED TO
THIS PROJECT.

2. DRAINAGE RETENTION AREA(S) ARE CONCEPTUALLY
LOCATED, THE ACTUAL SIZE AND LOCATION WILL BE
DETERMINED WITH FINAL ENGINEERING DESIGN.

SITE DATA

OWNER/PERMITTEE:  IMPACT-MCG VENTURES, LLC
ATTN: DILIP KANJI, MGR
CONSTACT: NASH KANJI
1408 N. WESTSHORE BLVD., SUITE 704
TAMPA, FL 33607
EMAIL: nkanji@impacthotels.com

ENGINEER:  COASTAL ENGINEERING ASSOC., INC.
ATTN: BRIAN M. MALMBERG, PE
966 CANDLELIGHT BLVD.
BROOKSVILLE, FLA. 34601
PH: (352) 796-9423
EMAIL:

bmalmberg@coastal-engineering.com

PARCEL KEY:  379263

EXISTING ZONING:  NORTH - PUBLIC ROW (KORBUS RD)
SOUTH - PUBLIC ROW (COUNTY LINE ROAD)
WEST - PDP(MF) MULTIFAMILY
EAST - AG

FEMA FLOOD ZONE: BASED UPON REVIEW OF THE FEDERAL
EMERGENCY MANAGEMENT AGENCY FLOOD
INSURANCE RATE (FIRM), MAP NUMBER
12053C0336D EFFECTIVE DATE 02/02/12; THE
PROPOSED SITE IS WITHIN ZONE X AND IS/IS
NOT LOCATED WITHIN A SPECIAL FLOOD
HAZARD AREA.

FOR ADDITIONAL FLOOD INFORMATION SEE PITHLACHASCOTEE RIVER/
BEAR CREEK WATERSHED STUDY.PITHLACHASCOTEE RIVER/ BEAR
CREEK

         LEGEND

RECREATION VEGETATIVE BUFFER

DRAINAGE RETENTION AREA WALKING/JOGGING PATH

ROADS

PROJECT
LOCATION

TYPICAL LOT DETAIL
N.T.S

*MAXIMUM OF 8 UNITS ATTACHED

N

Feet
0 50 100

AMENITY
CENTER
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TYPICAL SECTION
N.T.S

GENERAL NOTES:
DESIGN SPEED, RIGHT-OF-WAY, AND ROADSIDE DIMENSIONS
ARE MINIMUMS. SITE CONDITION MAY REQUIRE INCREASES.

* VARIANCE IN HORIZONTAL DESIGN SPEED ALLOWED WITH
JUSTIFICATION AND APPROPRIATE SIGNAGE

ALL DIMENSIONS & LABELS ARE TYPICAL

84' R/W

TYPE "F" CURB
REFER TO HCFDG
DETAIL IV-299" TYPE "B" STABILIZED SUBGRADE - LBR 40

ALTERNATE BASE / SUB BASE SECTION - 10.5"
LIMEROCK BASE, PLACED IN TWO LIFTS,
COMPACTED TO 98% AASHTO T-180 METHOD

6" LIMEROCK BASE - COMPACTED TO
98% AASHTO T-180 METHOD - LBR 100

TYPE "F" CURB REFER
TO HCFDG DETAIL IV-29

TYPE "F" CURB
REFER TO HCFDG
DETAIL IV-29

10'

MODIFIED COLLECTOR / DIVIDED 2 LANE ROAD -
CLOSED DRAINAGE

DESIGN SPEED = 40 MPH*

 20' ASPHALT 2'2'4' SOD5' SIDEWALK
1'

SOD

1/4"/FT SLOPE
3/4"/FT

10' CLEAR ZONE

2.00%

FORCE MAIN 2.5' FROM EDGE
OF SIDEWALK MIN 48" DEEP

10' UTILITY
EASEMENT

6'
ELEC

2'
TEL

2'
CABLE

10'
 20' ASPHALT2' 2' 4' SOD 5' SIDEWALK

1'
SOD

1/4"/FT SLOPE
3/4"/FT

10' CLEAR ZONE

2.00%

10' UTILITY
EASEMENT

6'
ELEC2'

TEL

2'
CABLE

MODIFIED LOCAL ROAD - CLOSED DRAINAGE
DESIGN SPEED = 30 MPH*
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STAFF REPORT 

  
 

HEARINGS: Planning & Zoning Commission: June 14, 2021 

 Board of County Commissioners: July 13, 2021 

 

APPLICANT: Impact – MCG Ventures, LLC 

 

FILE NUMBER:  H-21-20 

 

REQUEST: Master Plan Revision on property zoned PDP(MF)/Planned Development 

Project (Multifamily) with deviations 

 

GENERAL 
LOCATION: North of County Line Road, approximately 1,700' east of Trillium 

Boulevard 

 

PARCEL KEY 

NUMBER: 379263 

  

 

APPLICANT’S REQUEST: 

 

On August 14, 2018, the Board of County Commissioners approved a rezoning from 

AG/(Agricultural) to PDP(MF)/Planned Development Project (Multifamily) in order to 

develop the 19.5-acre subject site with a 156 multifamily units and associated amenities. 

Since approval, no construction has commenced. 

 

The petitioner’s current request is for a Master Plan Revision to develop the subject site 

with up to 200 single family townhomes. The proposed townhomes will be a 

maximum of the three (3) stories and parking will be within enclosed garages or on a 

designated driveways. The petitioner is requesting zero side setbacks where the 

townhomes are attached and a reduction of rear building setbacks from 20 feet to 15 feet. 

 

SITE CHARACTERISTICS: 

 

Site Size: 19.5 acres 

 

Surrounding Zoning/ 

Land Uses: North: R-1A, AR and AG; Single Family  

South: Pasco County 

East: AG; Single Family 

West: PDP/MF (H-19-59); Single-Family, vacant 

 

Current Zoning: PDP(MF)/Planned Development Project (Multifamily) 
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Future Land Use 

Map Designation: Residential 

 

Flood Zone: C 

 

ENVIRONMENTAL REVIEW: 

 

 Soil Type: Masaryk Very Fine Sand 

 

 Hydrologic  

Features: The subject property contains no wetlands or Special Protection Areas 

(SPA), according to County data resources. 

 

 Protection 

Features: The property is not located within a Wellhead Protection Area (WHPA) 

according to County data resources. 

 

Habitat: Masaryk Very Fine Sand has the potential for habitats that maybe suitable 

for gopher tortoises. 

 

Comments: The site should be inspected prior to construction, and a Florida Fish and 

Wildlife Conservation Commission permit may be required prior to site 

alterations. 

 

 Geotechnical subsurface testing and reporting in accordance with the 

County’s Facility Design Guidelines is required for all Drainage Retention 

Areas (DRAs) within the proposed project. 

 

SCHOOL BOARD REVIEW: 

 

No comments were received from the School Board. 

 

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. 
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UTILITIES REVIEW: 

 

The Hernando County Utilities Department (HCUD) has indicated that they currently do 

not supply water or sewer service to the subject site. There is an existing 12-inch water 

main to the west that runs north along Trillium Boulevard, and a 16-inch water main in 

the construction that will run along the Ayers Road extension to the west of the parcel. 

HCUD has no objections to the request, subject to a water and sewer capacity analysis 

and connection to the central water and sewer system at the time of vertical construction. 

 

ENGINEERING & TRANSPORTATION REVIEW: 

 

The subject site is located north of County Line Road, approximately 1,700' east of 

Trillium Boulevard. The petitioner is proposing a main access to County Line Road and 

emergency access to Korbus Road, an unimproved limerock road. 

 

The County Engineer reviewed the request and indicated the following: 

 

1. A Traffic Access Analysis will be per the Hernando County Facility Design 

Guidelines. 

2. The internal roadway will have to meet the Hernando County Major Local Road 

standards. 

3. The petitioner must coordinate the potential for additional right-of-way for County 

Line Road with the County Engineer prior to development. 

4. The petitioner must coordinate with the County Engineer to identify future right-of-

way reservation needs for Korbus Road prior to development. 

5. This site contains two areas of floodplain. Development within floodplain requires 

specific permitting. 

6. Geotechnical subsurface testing and reporting in accordance with Hernando County 

Facility Design Guidelines shall be conducted for all Drainage Retention Areas 

(DRAs) within the proposed project. 

7. Access to Korbus Road shall be for emergency purposes only, until such time as 

Korbus Road is improved and the need for a second access is reviewed by the County 

Engineer. 

 

LAND USE REVIEW: 

 

Building Setbacks 

Perimeter Building Setbacks: 

County Line Road:  75' (previously approved for a deviation from 125') 

Korbus Road:  35' 

Side:  20'  
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Internal Lot Building Setbacks 

  Front: 25' 

Side: 0' (where attached) 

Side: 15’ (building separation) 

Rear: 15' (deviation from 20') 

Maximum Number of Units Attached: 8 

 

Buffers 

The petitioner has indicated that natural vegetation will be maintained where possible. 

Additionally, a 15' buffer will be provided along the east and west perimeter and a 10' 

buffer along the north and south. All buffers will be at 80% opacity. If approved, the 

petitioner shall provide the proposed buffers which shall retain natural vegetation where 

feasible. 

 

Access 

To establish minimum access requirements to single family subdivisions, the Board of 

County Commissioners adopted a policy requiring two (2) means of access. 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. 

 

Comment: The petitioner is proposing a boulevard entrance from County Line Road. 

A second access for emergency use will be provided once Korbus Road is 

improved.  

 

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.  

 

Comment: The petitioner is proposing up to 200 fee simple units which would require 

a minimum of 2.5 acres for the proposed development. If approved, the 

petitioner must meet the minimum 2.5 acres neighborhood park 

requirement. 
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Vegetation and Open Space 

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. Preserved natural vegetation areas must be a minimum of two thousand 

(2,000) square feet and no more than two (2) areas shall be allowed. If approved, the 

petitioner must provide a minimum of five (5%) percent natural vegetation. This could be 

included as part of the required open space. 

 

Landscape 

The County’s LDRs encourage Florida friendly design. It is recommended that best 

management practices and compliance with the Florida Yards & Neighborhoods (FYN) 

program be adhered to.  The petitioner should coordinate with the Florida Friendly 

Landscaping Program Coordinator as part of the development of the project. 

 

COMPREHENSIVE PLAN REVIEW: 

 

The area is characterized by large and medium sized agriculturally zoned parcels. The 

subject property is located within the Residential land use classification on the adopted 

Future Land Use Map. 

 

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 

 

Multi-Family Housing 

 

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. 

 

Comment: The multifamily development is proposed at a maximum of 200 

units on approximately 19.5 acres. The overall proposed density of 

10.25 du/acre is considered a medium density step-down. 

 

Strategy 1.04B(5): High density zonings are intended for locations in the more 

intensely developed sections of the County. New residential 
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development of high density housing shall utilize the Planned 

Development Project (PDP) process. Regulatory criteria shall 

include standards that evaluate and address suitability of the 

location including: 

a. proximity to existing or designated commercial areas, 

corridors, or employment centers; 

b. direct or limited local access to arterial or collector roadways; 

c. availability of appropriate infrastructure and services capacity 

at the site including police, fire, emergency medical services, 

potable water utility supply, sewer utility supply, and primary 

and secondary school facilities; 

d. protection of high quality environmentally sensitive resources 

or historic and archaeological resources; 

e. the character and density of existing and approved residential 

development in the surrounding area. 

 

Comment: The proposed project was previously approved for 156 multifamily 

units and the increase in units to 200 meets the criteria for 

multifamily development at this location. 

 

Strategy 1.04B(7): All multi-family developments shall be located such that the 

integrity of nearby established single family neighborhoods is 

preserved: 

a. multi-family development may serve as a density transition 

located on the periphery of single-family neighborhoods and 

connecting to higher intensity uses; 

b. multi-family developments at a density incompatible with 

surrounding land uses should not access arterial or collector 

roadway systems through established single-family 

neighborhoods. 

 

Comment: The proposed townhome product and the proposed buffers, provide 

an adequate transition for single family and agriculture parcels to 

the north and east. 

 

FINDINGS OF FACT: 

 

A Master Plan Revision on property zoned PDP(MF)/Planned Development Project 

(Multifamily) with deviations is appropriate based on the following conclusions: 

 

1. 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. 
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2. The petitioner has proposed deviations from the County LDRs for side and rear 

building setback. The proposed setback reductions are not adverse to public 

interest. 

 

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’s 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 recommend the Board of 

County Commissioners adopt a resolution approving the petitioner’s request for a Master 

Plan Revision on property zoned PDP(MF)/Planned Development Project (Multifamily) 

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 provide a wildlife survey, prepared by a qualified professional 

prior to any development occurring on the property. Furthermore, copies of any 

required permits shall be provided prior to the issuance of development permits 

by Hernando County. 

 

3. Minimum Perimeter Building Setbacks: 

County Line Road: 75' 

Korbus Road: 35' 

Side:  20' 

 

 

Internal Lot Building Setbacks 

Front: 25' 

Side: 0' (where attached) 

Side: 15’ (building separation) 

47



Hernando County Planning Department Staff Report H-21-20 

 

C:\Users\ufc-prod\AppData\Local\Temp\BCL Technologies\easyPDF 

8\@BCL@5824CE03\@BCL@5824CE03.docx  8 

Rear: 15' (deviation from 20') 

 

Maximum Number of Units Attached: 8 

Maximum Number of Units:   200 

 

4. The property shall 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. Florida Yards & Neighborhoods (FYN) principles shall be used for landscaping 

within the development. 

 

6.  A 15' buffer along the east and west perimeter and a 10' buffer along the north and 

south shall be provided and shall be at 80% opacity. Buffers shall retain natural 

vegetation where feasible. 

 

7. The petitioner shall provide a Traffic Study in accordance with the requirements 

of the County Engineer at the time of permitting. 

 

8. Geotechnical subsurface testing and reporting in accordance with the County’s 

Facility Design Guidelines shall be conducted for all Drainage Retention Areas 

(DRAs) within the proposed project. 

 

9. Access to Korbus Road shall be for emergency purposes only until such time 

Korbus Road is improved and the need for a second access is reviewed by the 

County Engineer. 

 

10. The petitioner shall provide a boulevard entrance along County Line Road. 

 

11. The petitioner must coordinate the potential for additional right-of-way for 

County Line Road and Korbus Road with the County Engineer prior to 

development. 

 

12. The petitioner shall prepare a water and sewer capacity analysis at the time of 

conditional plat or site plan approval and connect to the central water and sewer 

system at the time of vertical construction. 
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13. The petitioner shall provide the minimum neighborhood park acreage of 2.5 acres 

exclusive of the drainage retention area in accordance with the Hernando County 

Land Development Regulations. 

 

14. The petitioner shall provide a master plan in compliance with all of the 

performance conditions within 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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P&Z RECOMMENDATIONS: 

 

 On June 14, 2021, the Planning and Zoning Commission voted 4-0 to recommend the 

Board of County Commissioners adopt a resolution approving the petitioner’s request for 

a Master Plan Revision on property zoned PDP(MF)/Planned Development Project 

(Multifamily) with deviations, 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 provide a wildlife survey, prepared by a qualified professional 

prior to any development occurring on the property. Furthermore, copies of any 

required permits shall be provided prior to the issuance of development permits 

by Hernando County. 

 

3. Minimum Perimeter Building Setbacks: 

County Line Road: 75' 

Korbus Road: 35' 

Side:  20' 

 

Internal Lot Building Setbacks 

Front: 25' 

Side: 0' (where attached) 

Side: 15’ (building separation) 

Rear: 15' (deviation from 20') 

 

Maximum Number of Units Attached: 8 

Maximum Number of Units:   200 

 

4. The property shall 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. Florida Yards & Neighborhoods (FYN) principles shall be used for landscaping 

within the development. 
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6.  A 15' buffer along the east and west perimeter and a 10' buffer along the north and 

south shall be provided and shall be at 80% opacity. Buffers shall retain natural 

vegetation where feasible. 

 

7. The petitioner shall provide a Traffic Study in accordance with the requirements 

of the County Engineer at the time of permitting. 

 

8. Geotechnical subsurface testing and reporting in accordance with the County’s 

Facility Design Guidelines shall be conducted for all Drainage Retention Areas 

(DRAs) within the proposed project. 

 

9. Access to Korbus Road shall be for emergency purposes only until such time 

Korbus Road is improved and the need for a second access is reviewed by the 

County Engineer. 

 

10. The petitioner shall provide a boulevard entrance along County Line Road. 

 

11. The petitioner must coordinate the potential for additional right-of-way for 

County Line Road and Korbus Road with the County Engineer prior to 

development. 

 

12. The petitioner shall prepare a water and sewer capacity analysis at the time of 

conditional plat or site plan approval and connect to the central water and sewer 

system at the time of vertical construction. 

 

13. The petitioner shall provide the minimum neighborhood park acreage of 2.5 acres 

exclusive of the drainage retention area in accordance with the Hernando County 

Land Development Regulations. 

 

14. The petitioner shall provide a master plan in compliance with all of the 

performance conditions within 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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BCC ACTION: 

 

 On July 13, 2021, the Board of County Commissioners voted 5-0 to adopt Resolution 

2021-106 approving the petitioner’s request for a Master Plan Revision on property 

zoned PDP(MF)/Planned Development Project (Multifamily) with deviations, 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 provide a wildlife survey, prepared by a qualified professional 

prior to any development occurring on the property. Furthermore, copies of any 

required permits shall be provided prior to the issuance of development permits 

by Hernando County. 

 

3. Minimum Perimeter Building Setbacks: 

County Line Road: 75' 

Korbus Road: 35' 

Side:  20' 

 

Internal Lot Building Setbacks 

Front: 25' 

Side: 0' (where attached) 

Side: 15’ (building separation) 

Rear: 15' (deviation from 20') 

 

Maximum Number of Units Attached: 8 

Maximum Number of Units:   200 

 

4. The property shall 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. Florida Yards & Neighborhoods (FYN) principles shall be used for landscaping 

within the development. 
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6.  A 15' buffer along the east and west perimeter and a 10' buffer along the north and 

south shall be provided and shall be at 80% opacity. Buffers shall retain natural 

vegetation where feasible. 

 

7. The petitioner shall provide a Traffic Study in accordance with the requirements 

of the County Engineer at the time of permitting. 

 

8. Geotechnical subsurface testing and reporting in accordance with the County’s 

Facility Design Guidelines shall be conducted for all Drainage Retention Areas 

(DRAs) within the proposed project. 

 

9. Access to Korbus Road shall be for emergency purposes only until such time 

Korbus Road is improved and the need for a second access is reviewed by the 

County Engineer. 

 

10. The petitioner shall provide a boulevard entrance along County Line Road. 

 

11. The petitioner must coordinate the potential for additional right-of-way for 

County Line Road and Korbus Road with the County Engineer prior to 

development. 

 

12. The petitioner shall prepare a water and sewer capacity analysis at the time of 

conditional plat or site plan approval and connect to the central water and sewer 

system at the time of vertical construction. 

 

13. The petitioner shall provide the minimum neighborhood park acreage of 2.5 acres 

exclusive of the drainage retention area in accordance with the Hernando County 

Land Development Regulations. 

 

14. The petitioner shall provide a master plan in compliance with all of the 

performance conditions within 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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Meeting: 06/12/2023
Department: P&Z Agenda Item

Prepared By: Robin Reinhart
Initiator: Aaron Pool

DOC ID: 12261
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Rezoning Petition Submitted by Jarrod Saulnier & Cindy Masse (H2304)
TITLE

BRIEF OVERVIEW
Request:
Rezoning from R-1C (Residential) to AR (Agricultural Residential)

General Location:
Southwest corner of Michigan Avenue and Gladstone Street

FINANCIAL IMPACT
A matter of policy.  There is no financial impact.

LEGAL NOTE
The Planning and Zoning Commission has jurisdiction to make a recommendation on the 
subject application. 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 Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a Resolution approving the petitioner’s request for rezoning 
from R-1C (Residential) to AR (Agricultural/Residential).

Cayce Dagenhart Approved 05/22/2023   8:10 AM
Omar DePablo Approved 05/23/2023   9:30 AM
Michelle Miller Approved 05/23/2023   9:32 AM
Aaron Pool Escalated 05/25/2023   4:18 PM
Michelle Miller Escalated 05/26/2023   4:20 PM
Aaron Pool Approved 05/30/2023   1:13 PM
Kyle Benda Approved 05/31/2023   9:09 AM

REVIEW PROCESS

Arflack, Birren and WhitingAYES:
Fulford and HolmesNAYES:
Hickey and McDonaldABSENT:

Page 1
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission: May 8, 2023 
 Board of County Commissioners: June 13, 2023 

APPLICANT: Jarrod Saulnier and Cindy Masse 

FILE NUMBER:  H-23-04 

REQUEST: Rezoning from R-1C (Residential) to AR (Agricultural/Residential) 

GENERAL 
LOCATION: Southwest corner of Michigan Avenue and Gladstone Street 

PARCEL KEY 
NUMBER: 82644 

APPLICANT’S REQUEST 

The petitioner is requesting a rezoning of this property from R-1C (Residential) to AR 
(Agricultural/Residential) for farming, including raising chickens, for personal consumption. 
The property has an existing home and accessory structures. No changes are proposed to 
the property at this time. 

SITE CHARACTERISTICS 

Site Size: 3.61 acres 

Surrounding Zoning; 
Land Uses: North:R-1C; Residential 

South:R-1C; Residential 
East:R-1C; Residential 
West:R-1C; Residential 

Current Zoning: R-1C (Residential) 

Future Land Use 
Map Designation: Residential 

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 to this parcel.  HCUD has 
no objection to the requested zoning change. 
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ENGINEERING REVIEW 

The subject property is on the southwest corner of Michigan Avenue and Gladstone Street 
and has an existing home and driveway on the property. The County Engineer has reviewed 
the petitioner’s request and indicated no engineering related 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 
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COMPREHENSIVE PLAN REVIEW 

Residential Mapping Criteria 
The Residential Category is designed to accommodate a variety of residential and support 
uses at varying densities and types located in areas primarily clustered in and around the 
Adjusted Urbanized Area and those areas that maximize the efficient use of existing and 
planned infrastructure. 

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. 

Comments:  The parcel is within the Residential Land Use classification and is 
surrounded by residential parcels that are 1.8 acres or larger.  The 
AR (Agricultural Residential) district is intended to provide transition 
from agricultural parcels into the single-family category. The area is 
characterized by AR (Agricultural Residential) to the south and AG 
(Agricultural) to the west. Considering the surrounding parcel 
minimum acreage, the proposed rezoning is consistent with the 
strategies for residential density and the pattern of land 
development within the surrounding.  

FINDINGS OF FACT 

The request for a rezoning from R-1C (Residential) to AR (Agricultural/Residential) is 
appropriate based on consistency with the County’s adopted Comprehensive Plan and the 
surrounding area.  

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 rezoning from R-1C 
(Residential) to AR (Agricultural/Residential). 
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Meeting: 06/12/2023
Department: P&Z Agenda Item

Prepared By: Robin Reinhart
Initiator: Aaron Pool

DOC ID: 12262
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Rezoning Petition Submitted by Joseph Perry (H2312)
TITLE

BRIEF OVERVIEW
Request:
Rezoning from R-2 (Residential) to R-1A (Residential)

General Location:
South side of the western terminus of Ganz Drive

FINANCIAL IMPACT
Click or tap here to enter text.

LEGAL NOTE
The Planning and Zoning Commission has jurisdiction to make a recommendation on the 
subject application. 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 Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a rezoning 
from R-2 (Residential) to R-1A (Residential).

Cayce Dagenhart Approved 05/22/2023   8:12 AM
Omar DePablo Approved 05/24/2023  12:06 PM
Michelle Miller Approved 05/25/2023   9:28 AM
Aaron Pool Approved 05/26/2023  10:49 AM
Kyle Benda Approved 05/26/2023  11:04 AM

REVIEW PROCESS

Fulford, Arflack, Birren, Holmes and WhitingAYES:
Hickey and McDonaldABSENT:

Page 1
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission: June 12, 2023 
 Board of County Commissioners: July 11, 2023 

APPLICANT: Joseph Perry 

FILE NUMBER:  H-23-12 

REQUEST: Rezoning from R-2 (Residential) to R-1A (Residential) 

GENERAL 
LOCATION: South side of the western terminus of Ganz Drive 

PARCEL KEY 
NUMBERS: 480679 

APPLICANT’S REQUEST 

The petitioner is requesting a rezoning of the subject property from R-2 (Residential) to R-1A 
(Residential) to utilize an RV during the construction of the primary home. The County LDRs 
allow an RV on a parcel during construction if the parcel allows for mobile homes. The R-1A 
(Residential) allows for both mobile homes and single-family site-built homes. The petitioner 
has not indicated a construction schedule. 

If the rezoning is approved, the petitioner shall be required to obtain a separate temporary RV 
placement permit through the Planning and Zoning Division before locating the RV on the site.   

SITE CHARACTERISTICS 

Site Size: 0.5 acres 

Surrounding Zoning & 
Land Uses: North: R2; Mobile Home 

South: City; Mobile Homes, RV’s 

East: R-1A; Undeveloped 

West: Mining; Undeveloped 

Current Zoning: R-2 (Residential) 

Future Land Use 
Map Designation: Residential 
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ENVIRONMENTAL REVIEW 

Soils: Micanopy Loamy Fine Sand, Kendrick Fine Sand, Flemington 
Fine Sandy Loam 

Protection Features: There are neither Protection Features (Wellhead Protection 
Areas (WHPA) nor Special Protection Areas (Special Protected 
Areas (SPAs) on this site according to county data. 

Hydrologic Features: There is a Class 1 Wetland on the western side of the property 
according to the Hernando County Comprehensive Plan and 
should not be altered. A wetland jurisdictional line needs to be 
shown on future site plans.  

Flood Zone: X 

UTILITIES REVIEW 

The Hernando County Utilities Department (HCUD) has reviewed this application and 
indicated that the property is located within the City of Brooksville Utility Department’s (CBUD) 
first right to serve district; contact CBUD for any utility related comments.   

ENGINEERING REVIEW 

The subject site is located on the south side of the western terminus of Ganz Drive. The 
County Engineer has reviewed the petitioner’s request and has indicated the following: 

 This site contains an area of 1% annual chance floodplain along the top of the channel 
bank on the westerly side of the site.  

 No drainage or traffic issues. 

LAND USE REVIEW: 

Building Setbacks 

Minimum Building Setbacks: 

 Front: 25' 
 Side: 10' 
 Rear: 20' 

Comment: The use of an RV on the subject site once rezoned to R-1A (Residential), 
will be subject to all appropriate permit requirements through the Planning 
and Zoning Division.  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. 
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COMPREHENSIVE PLAN REVIEW: 

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. 

Comments:  The parcel is within the Residential Land Use classification and is 
surrounded by residential parcels of similar zoning and uses. The 
proposed rezoning is consistent with the strategies for residential 
density and the pattern of land development within the surrounding 
area.  

Wetlands 

Objective 10.03B: Hernando County wetlands are important to the maintenance of 
groundwater, freshwater and marine ecosystems and shall be 
protected to the greatest extent possible consistent with state and 
federal regulations to avoid compromising wetland functions. 

Strategy 10.03B(2): Hernando County shall only allow the alteration of Class I Wetlands 
consistent with the requirements of state and federal regulatory 
agencies. Alteration includes but is not limited to filling, draining, 
excavating or interruption of flow into or out of the wetland. Class I 
Wetlands meet at least one of the following criteria:  

a. Wetlands contiguous to or hydrologically connected with any 
natural surface water body including, but not limited to rivers, 
creeks, lakes and tidal waters;  

b. Any wetland having a hydrological connection to the Floridan 
aquifer;  

c. Any wetland within or hydrologically connected to a lake 
littoral zone;  

d. Any contiguous extent of wetlands of forty (40) acres or more; 
e. Wetlands that serve as known nesting, resting or feeding 

areas of federal or state listed species. 

Comments: The applicant should not encroach into the wetlands.  Any 
temporary or permanent structure on the site must be located 
outside of the wetland demarcation line. 

FINDINGS OF FACT 

The request for a rezoning from R-2 (Residential) to R-1A (Residential) is appropriate based 
on consistency with the County’s adopted Comprehensive Plan and the surrounding area. 

70



Hernando County Planning Department Staff Report H-23-12 

H:\Rezonings\H-23-12 Joseph Perry\Staff Report\H-23-12 Staff Report.docx 4 

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-2 (Residential) to R-1A (Residential). 
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Meeting: 06/12/2023
Department: P&Z Agenda Item

Prepared By: Robin Reinhart
Initiator: Aaron Pool

DOC ID: 12265
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Master Plan Revision Petition Submitted by Elevation Development Corporation (H2309)
TITLE

BRIEF OVERVIEW
Request:
Master Plan revision and a rezoning from PDP(GC)/Planned Development (General 
Commercial) and PDP(OP)/planned Development Project (Office Professional) to 
PDP(MF)/Planned Development Project (Multifamily) with specific C-2 uses for Drive-Thru 
Restaurants and Mini-Storage Facilities.

General Location:
North side of Elgin Boulevard approximately 450' from its intersection with Barclay Avenue and 
west side of Barclay Avenue, approximately 650' south of its intersection with Silverthorn 
Boulevard

FINANCIAL IMPACT
A matter of policy.  There is no financial impact.

LEGAL NOTE
The Planning and Zoning Commission has jurisdiction to make a recommendation on the 
subject application. The Applicable Criteria for Planned Development Projects are contained in 
Appendix A, (Zoning Code) Article VIII.  The Planned Development Project master plan must 
be consistent with the Comprehensive Plan.

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 Master 
Plan Revision and a Rezoning from PDP(GC)/ Planned Development Project (General 
Commercial) and PDP(OP)/ Planned Development Project (Office Professional) to CPDP 
(Combined Planning Development Project) to include Multifamily and specific C-2 uses and 
with Deviations with performance conditions.

Cayce Dagenhart Approved 05/23/2023   8:47 AM
Omar DePablo Approved 05/23/2023   9:27 AM
Michelle Miller Approved 05/23/2023   9:34 AM
Aaron Pool Escalated 05/25/2023   4:18 PM
Michelle Miller Escalated 05/26/2023   4:20 PM
Aaron Pool Approved 05/30/2023   1:13 PM
Kyle Benda Approved 05/31/2023   9:05 AM

REVIEW PROCESS

Page 1
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P&Z Agenda Item (ID # 12265) Meeting of June 12, 2023

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Gregory Arflack

Fulford, Arflack, Birren, Holmes and WhitingAYES:
Hickey and McDonaldABSENT:

Page 2
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission: June 12, 2023 
 Board of County Commissioners: July 11, 2023 

APPLICANT: Elevation Development Corporation 

FILE NUMBER:  H-23-09 

REQUEST: Master Plan Revision and a Rezoning from PDP(GC)/ Planned 
Development Project (General Commercial) and PDP(OP)/ Planned 
Development Project (Office Professional) to CPDP (Combined Planning 
Development Project) to include Multifamily and specific C-2 uses and with 
Deviations 

GENERAL 
LOCATION: North side of Elgin Boulevard approximately 450' from its intersection with 

Barclay Avenue and west side of Barclay Avenue, approximately 650' 
south of its intersection with Silverthorn Boulevard 

PARCEL KEY 
NUMBERS: 377292, 377274 

APPLICANT’S REQUEST 
On January 8, 2003, the Board of County Commissioners approved a Master Plan revision 
on the subject sites to include a rezoning from AG (Agriculture) to PDP(GC)/Planned 
Development Project (General Commercial) and PDP(OP)/ Planned Development Project 
(Office Professional) with the specific C-1 use of personal service establishment. Since the 
2003 approval, no development has commenced.  In accordance with County Land 
Development Regulations (LDRs), a master plan is valid for a period of two (2) years. Should 
no development occur during that time, the entitlements remain, however the master plan 
expires and requires the property owner to reestablish the plan. 
The petitioner’s current request is for a Master Plan revision and a rezoning from PDP(MF)/ 
Planned Development Project (Multi-Family) Planned Development (General Commercial) 
and PDP(OP)/Planned Development Project (Office Professional) to PDP(MF)/Planned 
Development Project (Multifamily) with specific C-2 uses of Drive-Thru Restaurants and Mini-
Storage Facilities. The petitioner’s proposal is for a multiple-use development with commercial 
outparcels at the front and residential developments located behind the commercial parcels. 

The residential portion of the development will consist of 312 units, 3-story multifamily (13 
buildings) development and a 120 unit, 3-story townhome development (13 buildings). with a 
proposed density of 12.40 DU per acre for the residential portion.  

The proposed PDP will include six (6) commercial out-parcels that will consist of 10.32 acres 
and two (2) multifamily parcels consisting of a total of 34.82 acres. The commercial portion of 
the development will consist of C-1 Uses with the addition of drive-thru restaurants and mini-
storage facilities.  
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Table 1:  Proposed Residential Land Use Distribution 

Land Use Proposed Acreage 
Multifamily 19.63 
Townhome 15.19 
Total Residential 34.82 

Table 2:  Proposed Commercial Land Use Distribution 

Land Use Proposed Acreage 
Commercial – Outparcel 1 2.94 
Commercial – Outparcel 2 1.26 
Commercial – Outparcel 3 1.06 
Commercial – Outparcel 4 0.88 
Commercial – Outparcel 5 1.30 
Commercial – Outparcel 6 2.88 
Total Commercial  10.32 

The land is currently vacant with adjacent residential uses directly to north and west, except 
for a portion of the property that aligns with the proposed commercial outparcels which is an 
existing storm water pond. Eglin Blvd abuts the south with residential on the south side of the 
roadway. To the east property line abuts commercial that aligns with the proposed commercial 
outparcels. The remainder of the east property line abuts Barclay Avenue, with residential 
uses on the east side of Barclay Avenue. 

Deviations Requested 
The petitioner is requesting deviations from the following County LDRs. 

• Internal Commercial Building Setbacks: 0' (deviation from 20') 

• Internal Commercial Landscape Buffers: 0' (deviation from 5') 

• Commercial Side Building Setback:  10' (deviation from 20') 

• Multifamily Building Setback (Barclay Ave.): 10' (deviation from 25') 
• Residential protection standards: building 

height within 100' of single-family residential  
zoned property: 35' (deviation from 20') 

SITE CHARACTERISTICS 
Site Size: 45.7 Acres 

Surrounding Zoning; 
Land Uses: North: PDP(MF); Multifamily 

South: PDP(SF); Single Family  
East: PDP(GC), PDP(SF); Silverthorn Plaza and 

Subdivision 
West: PDP(SF); Sterling Hills Subdivision 
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Current Zoning: CPDP/Combined Planned Development Project (H-02-44) 

Future Land Use 
Map Designation: Residential and Commercial 

ENVIRONMENTAL REVIEW 
Soils: Candler Fine Sand 

Habitat: Undeveloped sandhill and coniferous pine plantation according 
to FWC CLC mapping (Florida Cooperative Land Cover 
Classification System that combines Florida Land Use Cover 
and Classification System with fish and wildlife data). 

Comments: Based on soils and habitat there is potential for gopher tortoise, 
a protected species, and associated commensal species to be 
present.  The naturally vegetated parcel (key 377274) is 
mapped as Strategic Habitat Conservation Area by FWC. 

The petitioner shall provide an updated gopher tortoise burrow 
survey prepared by a qualified professional, FWC permitting, 
and proof of relocation prior to site approval. The gopher 
tortoise survey shall be submitted and approved prior to any 
geotechnical activity occurring on-site. 

A comprehensive floral and faunal (wildlife) survey shall be 
performed and provided with the construction plans.  Invasive 
species shall be included in this survey. 

The petitioner is required to comply with all applicable FWC 
regulations and permitting. 

Protection Features: The properties do not contain SPAs (Special Protection Area), 
wetland, or archaeological sites.  However, the subject parcels 
do fall within a WHPA 2 (Wellhead Protection Area class 2). 

Comments: The following activities are prohibited in WHPA2, the prohibited 
uses should not impact the proposed development: 

(1) Hazardous waste treatment, storage or disposal facilities 
as defined in section 403.703(22), Florida Statutes, or 40 
Code of Federal Regulations 260.10 or chapter 17-730 
Florida Administrative Code, including transfer facilities, 
such facilities ancillary to recycling facilities and facilities 
which burn such hazardous waste for fuel. 

(2) Unlined solid waste disposal facilities. 

(3) New discharges of any regulated substance or untreated 
stormwater into karst solution features, sinkholes or 
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drainage wells. Existing stormwater facilities discharging 
to sinkholes or drainage wells which are in violation of 
chapter 17-25, Florida Administrative Code permit 
requirements shall be brought into compliance within one 
year of the effective date of this article. Stormwater 
facilities which treat stormwater to chapter 17-25, Florida 
Administrative Code standards shall be presumed to be 
allowable under this section. 

(4) Landfarming of soil contaminated with regulated 
substances. 

(5) The siting of underground petroleum product lines, 
including, but not limited to, pipelines designed for the 
transportation of gasoline and oil. 

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.  Implementation of Florida Friendly 
Landscaping ™ principles, techniques, and materials are 
designed to conserve water and reduce pollutant loading to 
Florida’s waters. 

Comments: The Developer shall provide new commercial property owners 
with Florida-Friendly Landscaping™ (FFL) Program information 
and include FFL language in the 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. 

The developer must provide geotechnical/geophysical 
subsurface testing in accordance with the Hernando County 
Facility Design Guidelines.  This testing shall be done after the 
gopher tortoise burrow survey is completed and approved to 
avoid destruction of the burrows. 

Flood Zone: X 

SCHOOL DISTRICT REVIEW 

No comments were received from the Hernando County School District on the subject 
application. 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. 
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UTILITIES REVIEW 

The Hernando County Utilities Department (HCUD) has reviewed the request and indicated it 
does not currently supply water or sewer service to these parcels. There is an existing 20-inch 
water main that runs along the south side of Elgin Boulevard, and an existing 16-inch water 
main that runs along the east side of Barclay Avenue. There is an existing 8-inch sewer force 
main that runs along the north side of Elgin Boulevard, and an existing 8-inch sewer force 
main that exits a lift station at the corner of Astaire Lane and Barclay Avenue, then runs south 
along the east side of Barclay Avenue. HCUD has no objection to the submitted master plan 
update subject to a utility capacity analysis and connection to the central water and sewer 
systems at time of vertical construction. 

ENGINEERING REVIEW 

The subject site is located on the north side of Elgin Boulevard approximately 450' from its 
intersection with Barclay Avenue and west side of Barclay Avenue, approximately 650' south 
of its intersection with Silverthorn Boulevard.  The petitioner is proposing two right-in/right-out 
access points on Elgin Boulevard for the commercial and residential development.  Cross 
Access is being proposed into the existing Circle K and the Centennial Bank at the intersection 
of Barclay Avenue and Elgin Boulevard and another cross-access with the parcel directly to 
the north, as per previous direction issued by the Board of County Commissioners (H-22-27). 
An additional full access is proposed to Barclay Avenue along the north multifamily parcel.  

The County Engineer has reviewed the petitioner’s request and provided the following 
comments:  

• Proposed development must meet Hernando County Facility Design Guidelines and 
Southwest Florida Water Management District Environmental Resource Permit 
drainage design standards. 

• This project generates over 50 PM Peak Hour Trips and a Traffic Access Analysis is 
required.  The Methodology Statement received for this project was not in compliance 
with county standards. (Refer to Hernando County Facilities Design Guidelines IV-18.)  

• This project may require signalization on Barclay Avenue or Elgin Boulevard.  A 
signalization analysis at these intersections will be required as part of the Traffic 
Access Analysis. 

• Barclay Avenue is scheduled to be widened to a 4-lane roadway.  This project will be 
required to participate through a dedication of land to facilitate the widening.  

• Provide a Cross Access Agreement for parcels located to the east, Circle K / Parcel 
Key# 1282873 and Centennial Bank -Parcel Key#1696132. 

• Relocate the western most access driveway along Elgon Boulevard to align with 
median opening. 
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LAND USE REVIEW 
The petitioner is proposing a mixed-use development on the subject property, consisting of 
commercial, office professional and residential uses. Certain land use specifications apply to 
the entire project; others apply specifically to the nonresidential or residential components. 
Building Setbacks  
Due to the nature of the mixed-use development, the building setbacks listed pertain to all 
uses based on their location/orientation. 

• Front (South) (Elgin Blvd.): 75' 

• Side (West): 10' 

• Side (West) (Commercial): 10' (deviation from 20') 

• Side (East) (Barclay Ave.) (Multifamily): 10' (deviation from 25') 

• Rear (North) (Residential): 20' 

• Internal (Commercial to Commercial): 0' (deviation from 20') 

• Internal (Commercial to Residential: 20' 

Multifamily Specific Regulations 
• Building Separation: 15' 

• Maximum Building Height: 3 Stories 

Townhome Specific Regulations 

• Maximum Building Height within 100'  
of single-family residential zoned property: 35' (deviation from 20') 

Perimeter Landscape Buffers  
Due to the nature of the mixed-use development, the buffers pertain to all uses based on 
their location/orientation.  Unless specifically stated on the master plan, perimeter buffers 
shall consist of undisturbed natural vegetation that provides a visual buffer with at least 
80% opacity.  If natural vegetation cannot achieve this level of opacity, plantings shall be 
used to achieve the required opacity.   

• Front (South) (Elgin Blvd.): 25' 

• Side (West): 20' 

• Side (East) (Barclay Ave.): 10' 

• Rear (North) (Residential): 10' 

• Internal (Commercial to Commercial): 0' (deviation from 5') 

• Internal (Commercial to Residential): 20' 

Comments: Each land use shall meet the minimum internal landscape buffer 
requirements for each of the proposed land uses (multifamily and/or 
commercial). 
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 The petitioner has proposed a 5' portion of the 20' western landscape 
buffer as undisturbed natural vegetation. If approved the entire 20’ 
western buffer shall be natural vegetation and supplemented where 
necessary to achieve 80% opacity. 

Commercial Land Use Specifications 

Large Retail Development Standards:  

Based on the “Floor to Area Ratio” of the commercial area, the subject development will 
be required to meet the Large Retail Development standards as specified below:  

• Commercial development with any single building, or single site development with 
multiple buildings with the same use and owned and managed by the same entity, 
greater than 65,000 square feet of gross floor area is only allowable through 
approval as a Planned Development Project and which otherwise satisfies these 
requirements and this article. This type of development may be compatible in a given 
commercial zoning district but because of its size, intensity, increased traffic-
generation, extended hours of operation, or proximity to residential areas/districts or 
public schools require additional conditions as a prerequisite for approval at a 
requested location. The applicant shall have the burden of adequately demonstrating 
compliance with all of the minimum standards set forth below and otherwise 
contained within this article. The governing body, in their sole discretion and 
following public hearing and notice, shall be the final arbiter of determining whether 
compliance with these minimum standards has been adequately demonstrated and 
whether to approve, approve in part or deny a particular request hereunder.  

• 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.  

• 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.  

• All outdoor lighting shall meet the specific use regulations for commercial lighting 
under Article III.  

• 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 
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the sign is no greater than ten (10) feet above grade and which otherwise meets all 
sign requirements in this code.  

• The master plan shall meet the following increased setbacks and buffering 
requirements:  

o Setbacks. Where any side or rear lot line adjoins (excluding roads) a 
residential- or agricultural-zoned property or an existing residential use, then 
no building shall be located within one hundred (100) feet of said lot line.  

o Buffering. A thirty-five (35) foot wide buffer screened at 80% opacity at a height 
of six (6) feet above finished made shall run along each rear and/or side 
property line which abuts any residential or agricultural zoned property. This 
buffer shall be screened through the use of landscape planting and landscape 
berms and may be augmented through the use of fences or walls, existing 
natural vegetation, and/or a combination thereof. The County may require the 
use of absorptive noise barrier walls for commercial noise reduction. 

• The applicant shall demonstrate that the proposed use is appropriate to the property 
in question, is compatible with existing and planned uses in the area and 
demonstrate compliance with the County Comprehensive Plan.   

Large Retail Development 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 there shall be a maximum of fifty (50) square feet of 
sign area.  
Comments: The predominant sign material shall be like the material (e.g., brick, 

stone, etc.) of the buildings developed on the subject property. The 
signage for the project is limited to four (4) monument signs not to 
exceed the maximum spacing in the LDRs. A maximum of two (2) signs 
no more than 15' in height are allowed as indicated on the site plan. A 
maximum of two signs no more than 10' in height are allowed along the 
frontage road.  

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 County LDRs. 
The petitioner must meet the minimum sign standards as required by the County LDRs. 
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Table 3: Minimum County Required Sign Setbacks 

Sign Size Setback Required 
Up to 75 square feet in area:  5' from property line 
75 square feet and up to 150 square feet in area: 10' from property line 
150 square feet or greater: 20' from property line 

Multifamily/Residential Land Use Specifications: 

Boulevard Entrance Policy 

To establish minimum access requirements to single family 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. 

Comments: The Master Plan establishes more than one access point to the 
developments.  The petitioner shows a boulevard entrance into the 
development from Barclay Avenue.  This access point is the only full 
access entrance (meaning vehicles may make left- and right-hand turns) 
to the development.  Two other access points, both right-in, right-out, are 
provided on Elgin Boulevard.  These entrances provide direct access to the 
commercial portion of the development.  The westernmost access point on 
Elgin Boulevard is shown as a boulevard entrance that leads to the 
Townhome portion of the proposed development. All proposed boulevards 
must be landscaped with trees and a variety of plantings. 

Treed Roadway 

County LDRs 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 on both sides of the road.  

Comment: The petitioner has not shown a treed roadway entrance into the 
development. If approved, the developer will be required to meet the 
minimum requirements of the Treed Boulevard Roadway standards.  

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. If approved, the petitioner must provide a minimum of 
seven percent (7%) natural vegetation. Preserved natural vegetation and/or planted native 
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vegetation may be used to meet all or part of the requirement for open space if it is a 
minimum of fifteen (15) feet in width. 

Comment: This proposal includes 34.82 acres of residential land use.  The natural 
vegetation area must be at least 2.44 acres.  The minimum size of this 
area is 20,000 square feet. The petitioner has not indicated the location 
of the preserved natural vegetation on the site. If approved, the petitioner 
shall be required to update the master plan within 30 days to demonstrate 
compliance with the natural vegetation requirements in the Land 
Development Regulations.  

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 petitioner shows a proposed playground at the southwest corner of 
the townhome portion of the property and a clubhouse with amenities for 
multifamily/apartments. If the approved, the petitioner shall provide 
appropriate recreation amenities for the townhomes and apartments as 
represented on the master plan.  

Construction Buffer 

All new development (subdivision and commercial) greater than two (2) acres that abuts 
existing residentially zoned housing units not in previously developed or future phases of 
the same development must provide a construction buffer at the perimeter of the 
construction site boundary. It shall be a natural vegetative buffer a minimum of ten (10) 
feet in width, provide a minimum of eighty (80) percent opacity, and minimize - airborne 
erosion to existing adjacent residentially zoned housing units. If natural vegetation is not 
adequate or available to provide such a buffer, a fence or wall at least six (6) feet in height 
above grade must be installed within thirty (30) days of clearing and prior to 
commencement of construction. If a fence is used it must include mesh or slats to minimize 
airborne erosion. If a permanent fence or wall is provided it must be dominated by 
greenery on the side facing adjacent property at the conclusion of construction. Retention 
of a natural vegetative buffer is encouraged. A permanent construction buffer can be used 
to meet all or part of the requirements for natural vegetation preservation. 

Comments: This project abuts an existing residential subdivision on a portion of the 
western boundary.  If approved, the developer will be required to provide 
a construction buffer along the western property line. 
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Fire Protection Plan  

Hernando County LDRs require that a fire protection plan be completed for residential 
developments with lot sizes less than 60' in width.  

Comments: The petitioner shall be required to provide a fire protection plan at the 
time of conditional plat.  

COMPREHENSIVE PLAN REVIEW 
The proposed commercial parcels will align with a major roadway, Elgin Boulevard and the 
residential provides a step down in intensity with the denser multi-family community abutting 
Barclay Avenue. The townhome community offers a further step down as the land use 
transitions into single family residential. The subject property is located within the Residential 
and Commercial land use classification on the adopted Future Land Use Map. 
Public School Facilities Element: 

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 polices of the Hernando County Comprehensive 
Plan. 

Future Land Use Element: 

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 project is located adjacent to the Elgin Boulevard and Barclay 
Avenue commercial node. The proposed project is mixed-use and 
the commercial along Elgin Boulevard is allowed in the Residential 
category when it’s an integral part of a mixed-use development. 

Residential Mapping Criteria: 

The Residential Category is designed to accommodate a variety of residential and support 
uses at varying densities and types located in areas primarily clustered in and around the 
Adjusted Urbanized Area and those areas that maximize the efficient use of existing and 
planned infrastructure. 

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. 
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Multi-Family Housing 

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. 

Strategy 1.04B(5): High density zonings are intended for locations in the more 
intensely developed sections of the County. New residential 
development of high-density housing shall utilize the Planned 
Development Project (PDP) process. Regulatory criteria shall 
include standards that evaluate and address suitability of the 
location including: 

a. proximity to existing or designated commercial areas, 
corridors, or employment centers; 

b.  direct or limited local access to arterial or collector 
roadways; 

c.  availability of appropriate infrastructure and services 
capacity at the site including police, fire, emergency 
medical services, potable water utility supply, sewer utility 
supply, and primary and secondary school facilities; 

d.  protection of high quality environmentally sensitive 
resources or historic and archaeological resources; 

e.  the character and density of existing and approved 
residential development in the surrounding area. 

Comments: The multifamily development is proposed as a PDP/Planned 
Development Project with a maximum of 432 units on 34.82 acres. 
The proposed density is 12.4 du/acre. The proposed project 
location is suitable for multifamily with appropriate performance 
conditions. 

FINDINGS OF FACT 
The request for a Master Plan Revision and a Rezoning from PDP(GC)/ Planned Development 
Project (General Commercial) and PDP(OP)/ Planned Development Project (Office 
Professional) to CPDP (Combined Planning Development Project) to include Multifamily and 
specific C-2 uses and with Deviations is appropriate based on the following: 

1. The following requested deviations are justified with appropriate performance 
conditions: 

• Internal Commercial Building Setbacks: 0' (deviation from 20') 

• Internal Commercial Landscape Buffers: 0' (deviation from 5') 
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• Commercial Side Building Setback: 10' (deviation from 20') 

2. The following requested deviation is not justified and shall be required to meet the 
minimum requirements of the County LDR’s: 

• Multifamily Building Setback (Barclay Ave.): 10' (deviation from 25') 

3. The requested C-2 (Highway Commercial) uses are not considered adverse to the 
public interest and are compatible with the Comprehensive Plan and surrounding 
land uses. 

4. The master plan 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. 

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 Master Plan 
Revision and a Rezoning from PDP(GC)/ Planned Development Project (General 
Commercial) and PDP(OP)/ Planned Development Project (Office Professional) to CPDP 
(Combined Planning Development Project) to include Multifamily and specific C-2 uses of 
Drive-Thru Restaurants and Mini-Storage Facilities, and 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 development shall have no more than 432 residential dwelling units. 

3. The developer shall provide a construction buffer along the western property line 
adjacent to existing single-family residential zoning. 
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4. Environmental 
a. The petitioner is required to comply with all applicable FWC regulations and 

permitting.  

b. 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. 

c. 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. 

d. The petitioner shall provide an updated gopher tortoise burrow survey, FWC 
permitting, and proof of relocation prior to site approval. The gopher tortoise 
survey shall be performed and submitted prior to any geotechnical 
subsurface testing on the site. 

e. Geotechnical subsurface testing and reporting in accordance with the 
County’s Facility Design Guidelines shall be conducted for all Drainage 
Retention Areas (DRA) within the proposed project.  This is a BOCC required 
performance condition and may not be waived. 

f. The development shall meet the natural vegetation area requirements of 2.44 
acres per County LDR’s. 

g. No land uses prohibited in the Wellhead Protection Area Class 2 shall be 
permitted on this site. 

5. Traffic Analysis and Access 
a. A Traffic Access Analysis, Signal Warrant Analysis and a queue Stacking 

Study shall be required. This project may require signalization on Barclay 
Avenue or Elgin Boulevard.  A signalization analysis (signal warrant analysis) 
at these intersections will be required as part of the Traffic Access Analysis. 

b. Any improvements identified by the Traffic Access Analysis will be the 
responsibility of the developer. 

c. The Multifamily development shall provide a boulevard entrance from Elgin 
into the residential area of the project. 

d. The petitioner shall be required to provide interconnectivity and cross-
connection between outparcels. 

e. The petitioner shall provide a Cross Access Agreement for all 
interconnections. 
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f. This development shall coordinate the dedication of land to facilitate the 
widening of Barclay Avenue. 

g. The petitioner shall relocate the western most access driveway along Elgin 
Boulevard to align with median opening. 

6. Proposed development must meet Hernando County Facility Design Guidelines 
and Southwest Florida Water Management District Environmental Resource 
Permit drainage design standards. 

7. The petitioner shall provide a fire protection plan at the time of conditional plat. 

8. Building Setbacks  

• Front (South) (Elgin Blvd.): 75' 

• Side (West): 10' 

• Side (West) (Commercial): 10' (deviation from 20') 

• Side (East) (Barclay Ave.) (Multifamily): 25' 

• Rear (North) (Residential):  20' 

• Internal (Commercial to Commercial): 0' (deviation from 20') 

• Internal (Commercial to Residential: 20' 

Multifamily Specific 

• Building Separation: 15' 

• Maximum Building Height: 3 Stories 

Townhome Specific 

• Maximum Building Height within 100' of single-family residential zoned 
property: 35' (deviation from 20') 

9. Perimeter Landscape Buffers  
• Front (South) (Elgin Blvd.): 25' 

• Side (West):  20' 
The entire 20’ western buffer shall be natural vegetation and supplemented 
where necessary to achieve 80% opacity. 

• Side (East) (Barclay Ave.): 10' 

• Rear (North) (Residential): 10' 

• Internal (Commercial to Commercial): 0' (deviation from 5') 

• Internal (Commercial to Residential: 20' 
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10. Buffers 
Each land use shall meet the minimum internal landscape buffer requirements for 
each of the proposed land uses (multifamily and/or commercial). Unless 
specifically shown on the master plan, perimeter buffers shall consist of 
undisturbed natural vegetation that provides a visual buffer with at least 80% 
opacity.  If natural vegetation cannot achieve this level of opacity, plantings shall 
be used to achieve the required opacity. 

Perimeter Landscape Buffers  

• Front (South) (Elgin Blvd.): 25' 

• Side (West): 20' 

• Side (East) (Barclay Ave.): 10' 

• Rear (North) (Residential): 10' 

Internal Landscape Buffers 

• Internal (Commercial to Commercial): 0' (deviation from 5') 

• Internal (Commercial to Residential: 20' 

11. School Concurrency 
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. 

12. Utilities 
The petitioner shall be required to provide a water and sewer capacity analysis 
and connect to the central water and sewer systems at time of vertical construction. 
The petitioner shall coordinate with HCUD for acquisition of a new force main 
easement and installation of the new force main.   

13. Site Clearing and Development 
a. The development shall meet the minimum LDR design standards for Large 

Retail Development in Article III, Appendix A (Zoning). 

b. This site shall not be clear-cut.  A tree survey, conducted by a qualified 
professional, identifying all trees with 16” DBH and above shall be 
submitted with construction plans.  This tree survey shall conform to 
Section 10-28 Subdivision Landscaping Requirements of the Hernando 
County LDRs. 
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c. Trees over 18” DBH shall not be removed from the property unless formal 
approval is given by the Zoning Department.  Best efforts should be made 
to preserve trees 18” DBH and above.   

d. All lighting shall be full cut-off fixtures to prevent any light spillage into 
neighboring parcels. 

14. Signage 
The project shall meet the minimum sign standards as required by the County 
LDRs.  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 the Hernando County 
Code of Ordinances. 

15. The petitioner shall provide recreation amenities for the townhomes and 
apartments as appropriate to these development types and demonstrated on the 
master plan. 

16. The petitioner shall dedicate transit stop location(s) on site and shall coordinate 
installation with the Transit Division upon need and demand at the developer’s 
expense. 

17. The petitioner shall provide a master plan in compliance with all performance 
conditions within 30 calendar days of BCC approval. Failure to submit the revised 
plan will result in no further development permits being issued. 

97



98



99



100



101



102



103



104



105



106



107



108



109



110



111



112



113



114



115



116



117



SR-572
ELGIN BLVD

BA
R

C
LA

Y 
AV

E

RIGHT-IN/
RIGHT-OUT
ACCESS

RIGHT-IN/
RIGHT-OUT
ACCESS

PR
O

PE
R

TY
 L

IN
E

5'
 U

N
D

IS
TU

R
BE

D
 N

AT
U

R
AL

VE
G

ET
AT

IO
N

  B
U

FF
ER

, E
N

H
AN

C
ED

W
IT

H
 P

LA
N

TI
N

G
S 

TO
AT

TA
IN

 8
0%

 O
PA

C
IT

Y 
W

H
EN

 T
H

E
N

AT
U

R
AL

 V
EG

ET
AT

IO
N

D
O

ES
 N

O
T 

FU
LF

IL
L 

TH
IS

 R
EQ

U
IR

EM
EN

T

DISPLAY

LEASING

RR

DISPLAY

DISPLAY

RR

ELEC./
FIRE RISER

MAIN LOBBY

DISPLAY

ST
AI

R
 #

2

C
O

R
R

ID
O

R

CORRIDOR

CORRIDOR

CORRIDOR

EL
EV

.

EL
EV

.

ELEV.
LOBBY

M
AI

N
 C

O
R

R
ID

O
R

RADIO/
MECH

C
O

R
R

ID
O

R

CORRIDOR

STAIR #1

ELEV
EQUIP.

CORRIDOR

CORRIDOR

CORRIDOR

CORRIDOR

CORRIDOR

POND A

POND B

POND C

PO
N

D
 E

POND D

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 2A F
LR1 2203.dw

g

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 3A F
LR1 2203.dw

g

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 2A F
LR1 2203.dw

g

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 2A F
LR1 2203.dw

g

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 3A F
LR1 2203.dw

g

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 2A F
LR1 2203.dw

g

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 3A F
LR1 2203.dw

g

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 2A F
LR1 2203.dw

g

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwgXref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwgXref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwgXref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225
029-0501 Ba
rclay - Eleva
tion Develo
pment\exo C
AD Files\XR
ef\From clie
nt\230118\X
R UNIT 2A F
LR1 2203.dw
g

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225
029-0501 Ba
rclay - Eleva
tion Develo
pment\exo C
AD Files\XR
ef\From clie
nt\230118\X
R UNIT 3A F
LR1 2203.dw
g

Xref ..\..\225
029-0501 Ba
rclay - Eleva
tion Develo
pment\exo C
AD Files\XR
ef\From clie
nt\230118\X
R UNIT 2A F
LR1 2203.dw
g

Xref ..\..\225
029-0501 Ba
rclay - Eleva
tion Develo
pment\exo C
AD Files\XR
ef\From clie
nt\230118\X
R UNIT 2A F
LR1 2203.dw
g

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225
029-0501 Ba
rclay - Eleva
tion Develo
pment\exo C
AD Files\XR
ef\From clie
nt\230118\X
R UNIT 3A F
LR1 2203.dw
g

Xref ..\..\225
029-0501 Ba
rclay - Eleva
tion Develo
pment\exo C
AD Files\XR
ef\From clie
nt\230118\X
R UNIT 2A F
LR1 2203.dw
g

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 2A F
LR1 2203.dw

g

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 3A F
LR1 2203.dw

g

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 2A F
LR1 2203.dw

g

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 2A F
LR1 2203.dw

g

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 3A F
LR1 2203.dw

g

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 2A F
LR1 2203.dw

g

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 2A F
LR1 2203.dw

g

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 3A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225029-0501 Barclay - Elevation Development\exo CAD Files\XRef\From client\230118\XR UNIT 2A FLR1 2203.dwg

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 3A F
LR1 2203.dw

g

Xref ..\..\225
029-0501 Ba

rclay - Eleva
tion Develo

pment\exo C
AD Files\XR

ef\From clie
nt\230118\X

R UNIT 2A F
LR1 2203.dw

g

SILVERTHORN PHASE 1
PLAT BOOK 28, PAGES 36-42

ZONING: RESIDENTIAL
FUTURE LAND USE: RESIDENTIAL

SILVERTHORN PHASE 1 TRACT D
PLAT BOOK 28, PAGES 36-42

ZONING: COMMERCIAL
FUTURE LAND USE: COMMERCIAL

DRAINAGE EASEMENT B
OFFICIAL RECORDS

BOOK 897, PAGE 1954
ZONING: SPECIAL USE

FUTURE LAND USE: RESIDENTIAL

STERLING HILL PHASE 2B
PLAT BOOK 35, PAGES 33-44

ZONING: RESIDENTIAL/SPECIAL USE
FUTURE LAND USE: RESIDENTIAL

POWERSTROKE PLAT LOT 2
PLAT BOOK 40, PAGE 10
ZONING: RESIDENTIAL

FUTURE LAND USE: RESIDENTIAL

POWERSTROKE PLAT TRACT B
DRAINAGE, RETENTION, UTILITIES

AND OPEN SPACE EASEMENT
ZONING: SPECIAL USE

FUTURE LAND USE: RESIDENTIAL

PROPERTY LINE

FULL
ACCESS

PRISTINE PLACE PHASE 1
ZONING: RESIDENTIAL

FUTURE LAND USE: RESIDENTIAL

PRISTINE PLACE PHASE 1
PARCEL E

ZONING: SPECIAL USE
FUTURE LAND USE: RESIDENTIAL

NATIVE VEGETATION 2.46 AC

PARK
AREA

OPEN
SPACE

PARK
AREA

PARK
AREA

PARK
AREA

PARK
AREA

PARK
AREA

PARK
AREA

PARK
AREA

PARK
AREA

PARK
AREA

5' UNDISTURBED NATURAL
VEGETATION  BUFFER, ENHANCED
WITH PLANTINGS TO
ATTAIN 80% OPACITY WHEN THE
NATURAL VEGETATION
DOES NOT FULFILL THIS REQUIREMENT

exo
exo Limited, LLC

4776 NEW BROAD STREET
SUITE 100

ORLANDO, FL 32814
PHONE 407.743.0104

CERTIFICATE OF AUTHORIZATION 32168
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1 BUILDING TYPE 1A FRONT  ELEVATION
3/16" = 1'-0"

2 BUILDING TYPE 1A REAR ELEVATION
3/16" = 1'-0"

AA AAA A A AA A AA

AA

A A A A

AA A A

AAAA

A A

T.O. SLAB
100'-0"

BEARING
110'-1"
T.O. DECK
111'-8"

BEARING
120'-9"

RIDGE
134'-11"

T.O. SLAB
100'-0"

BEARING
110'-1"
T.O. DECK
111'-8"

BEARING
120'-9"

RIDGE
134'-11"

ASHPALT
SHINGLES

ASHPALT
SHINGLES

FIBER CEMENT
BATTEN BOARD

FIBER CEMENT
LAP SIDING

BRICK

FIBER CEMENT
BATTEN BOARD

FIBER CEMENT
LAP SIDING

METAL ROOF

1

2

3

4

5

6

7

8

9

10

11

5 1/2" SQUARE DOWNSPOUT, MATCH
WALL FIELD COLOR

6" ALUMINUM BOX GUTTER, MATCH
WALL FIELD COLOR

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

DOOR AND FRAME, BLACK

28

WINDOW, BLACK FRAME

29

30

MECHANICAL PENETRATION - SEE
MECH.OFF RIDGE VENT - SEE ROOF PLAN

HANDRAIL/GUARDRAIL BLACK OR
INTEGR. SCREEN AND RAIL SYS. 18X14
CHARCOAL MESH/BLACK ALUM FRAME
HANDRAIL/GUARDRAIL, BLACK

37

38

39

40

41

42

31

ELECTRICAL DEVICE - SEE ELEC.

32

LIGHT FIXTURE - SEE I.D.

33

HOSE BIBB - SEE PLUMBING

BUILDING SIGNAGE BY OWNER'S
SIGNAGE VENDOR

34

35

36

BLDG TYPE 1A/1B AND 2A/2B EXTERIOR ELEVATION KEYNOTES

NOT USEDEND WALL TYPE A - SEE 1/A2.71

END WALL TYPE B - SEE 2/A2.71

END WALL TYPE C - SEE 3/A2.71

ENTRY WALL - SEE 4/A2.71

BERMUDA SHUTTER - ATLANTIC
SHUTTER, SW6258 TRICORN BLACK

ASPHALT SHINGLE ROOFING - GAF
TIMBERLINE HDZ, PEWTER GRAY

METAL ROOFING - PAC-CLAD SNAP-
CLAD, SLATE GRAY W/ STRIATIONS

CEMENT STUCCO SYSTEM, LIGHT
SAND FINISH, SW7005 PURE WHITE
CEMENT STUCCO SYSTEM, LIGHT
SAND FINISH, SW2806 ROCKWOOD BR

2" RECESS WITH SLOPED BOTTOM, SW
2806 ROCKWOOD BROWN

FIBER CEMENT BOARD WRAPPED
BEAM/COLUMN, SW2806 ROCKWD BR

SIMULATED WOOD TRELLIS, SW6217
TOPSAIL

5/4" X 4" FIBER CEMENT TRIM BOARD
ON 4 SIDES, MATCH COLUMN COLOR

RETURN STUCCO BAND TO BALCONY
COLUMN

BUILDING ADDRESS SIGNAGE

1. ARCHITECTURAL GROUND FLOOR
ELEVATION OF 100'-0" IS A
REFERENCE ELEVATION. SEE CIVIL
FOR ACTUAL ELEVATIONS.

2. FLASHINGS SHALL MATCH ROOF
COLOR.

3. EXTERIOR FINISHES AND PAINT
COLORS SHOWN ON FRONT
ELEVATIONS SHALL RETURN BACK
TO THE SIDES/EDGES OF THE
BUILDING FACE UNO.

4. BALCONY SCREEN ENCLOSURE ARE
OPTIONAL SEE 12/A6.05

5. WRB TO BE CONTINUOUSLY
INSTALLED AND IN GENERAL
ACCORDANCE WITH THE
MANUFACTURER REQUIREMENTS.

6. FLASH AND SEAL ALL PENETRATIONS
THROUGH THE WALL WATERTIGHT AT
INTERFACE WITH WRB AND EXTERIOR
SHEATHING.

7. INSTALL SECOND LAYER OF WRB AND
LATH AS SEPARATE COMPONENTS.
PAPER-BACK LATH NOT ACCEPTABLE.

8. INSTALL LATH, STUCCO
ACCESSORIES AND STUCCO IN
ACCORDANCE WITH APPLICABLE...

ASTM STANDARDS, INCLUDING
SEALING OF ALL BUTT JOINTS,
TERMINATIONS AND TRANSITIONS IN
STUCCO ACCESSORIES.

9. ALL STUCCO ACCESSORIES TO BE
PVC.

10. ALL SEALANTS APPLIED AT EXTERIOR
WALLS TO CONSIST OF 100%
URETHANE (SIKA 1A OR SIM) OR STPE
HYBRID (BASF 150). USE OF
PAINTER'S CAULK IS NOT
ACCEPTABLE.

GENERAL NOTES

METAL CAP FLASHING

34
'-1

1"
34

'-1
1"

A2.12

BLDG TYPE 1A
ELEVATIONS

C  Copyright 2022 ACi, Inc.

DEVELOPMENT, MANAGEMENT, ARCHITECTURE
FL AA0002940

955 N. PENNSYLVANIA AVENUE
WINTER PARK, FLORIDA 32789 USA

PHONE: (407) 740-8405
WWW.ACISTUDIOS.COM

COPYRIGHT NOTICE
THESE DRAWINGS ARE INSTRUMENTS OF SERVICE AND SHALL
REMAIN THE PROPERTY OF ACi, WHETHER THE PROJECT FOR
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EXTENSIONS TO THIS PROJECT EXCEPT BY AGREEMENT IN

WRITING AND WITH THE APPROPRIATE COMPENSATION TO ACi.
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Meeting: 06/12/2023
Department: P&Z Agenda Item

Prepared By: Robin Reinhart
Initiator: Aaron Pool

DOC ID: 12264
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Master Plan Revision Petition by Ocean Bleu Group (H2311)
TITLE

BRIEF OVERVIEW
Request:
Master Plan Revision to include a rezoning from R-1A (Residential) to PDP(GC)/Planned 
Development Project (General Commercial) with Deviations

General Location:
Northeast corner of Anderson Snow Road and County Line Road

FINANCIAL IMPACT
A matter of policy.  There is no financial impact.

LEGAL NOTE
The Planning and Zoning Commission has jurisdiction to make a recommendation on the 
subject application. The Applicable Criteria for Planned Development Projects are contained in 
Appendix A, (Zoning Code) Article VIII.  The Planned Development Project master plan must 
be consistent with the Comprehensive Plan.

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 Master 
Plan revision to include a rezoning from R-1A (Residential) to PDP(GC)/Planned Development 
Project (General Commercial) with Deviations, and the following performance conditions.

Cayce Dagenhart Approved 05/23/2023   8:58 AM
Omar DePablo Approved 05/23/2023   9:40 AM
Michelle Miller Approved 05/23/2023   9:46 AM
Aaron Pool Escalated 05/25/2023   4:18 PM
Michelle Miller Escalated 05/26/2023   4:20 PM
Aaron Pool Approved 05/30/2023   1:12 PM
Kyle Benda Approved 05/31/2023   9:07 AM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Kathryn Birren
SECONDER: Donald Whiting

Fulford, Arflack, Birren, Holmes and WhitingAYES:
Hickey and McDonaldABSENT:

Page 1
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission:  June 12, 2023 
 Board of County Commissioners: July 11, 2023 

APPLICANT: Ocean Bleu Group 

FILE NUMBER:  H-23-11 

REQUEST: Master Plan Revision to include a rezoning from R-1A (Residential) 
to PDP(GC)/Planned Development Project (General Commercial) 
with Deviations 

GENERAL 
LOCATION: Northeast corner of Anderson Snow Rd. and County Line Rd. 

PARCEL KEY 
NUMBERS: 196736, 196727, 196898, 196905, 378914 

APPLICANT’S REQUEST 

On February 8, 2022, the Board of County Commissioners approved a rezoning from 
AG (Agricultural) to PDP(GC)/Planned Development Project (General Commercial) 
with deviations to develop a 5.32-acre portion of a 9.07-acre parcel with a convenience 
store, fast food restaurant and car wash (rezoning case H-21-70). The proposed 
development was to be phased out as follows:  

• Phase 1 – a 6,119 square foot convenience store/gas station, a 2,524 square 
foot fast food restaurant with drive-thru, and a 4,827 square foot car wash.  

• Phase 2 - Reserved for future development.  

The petitioner’s current request is for a master plan revision and a rezoning from R-
1A (Residential) to PDP(GC)/Planned Development Project (General Commercial) 
with deviations to add four (4) additional parcels (key #’s 196736, 196727, 196898, 
and 196905) to the commercial development. The proposed four (4) parcels will add 
an additional 1.0 acre to the master plan and provide additional acreage for the already 
approved fast food restaurant and a new oil change use. This change does not impact 
the petitioner’s schedule or phasing plan; a master plan revision will be required prior 
to the development of Phase 2.  

Deviations Requested 

The petitioner is asking for a deviation from the Residential Protection Standards 
for the hours of operation for the fast-food restaurants drive-thru so their proposed 
drive-thru may operate 24 hours a day.  No other changes are requested by the 
applicant from the previous approval. 
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SITE CHARACTERISTICS 

Site Size: 9.87 acres 

Surrounding Zoning & 
Land Uses: North: AG, PDP(OP); Undeveloped 

South: Pasco County 
East: R-1A, PDP(MF); Undeveloped, Mobile Home 
West: PDP(GC), (SF); Commercial, Single-Family 

Current Zoning: AG (Agricultural) 
Future Land Use 
Map Designation: Commercial  

Flood Zone: C 

ENVIRONMENTAL REVIEW 

Soil Type: Masaryk Very Fine Sand 

Hydrologic Features: The property does not contain any Wellhead Protection 
Areas (WHPA) or wetlands, according to County data 
resources. 

Protection Features: The property does not contain any Special Protection 
Areas (SPA) according to County data resources.  

Archaeology: The property does not contain any archaeological sites 
according to County data resources.  

Habitat: The property has been previously cleared. It is shown as 
open land according to FLUCCS (Florida Land Use Cover 
and Classification System) data. 

Comments:  There is potential for listed species to be present. A 
comprehensive floral and faunal (wildlife) survey shall be 
prepared by a qualified professional and submitted prior to 
any land clearing activities. The petitioner is required to 
comply with all applicable FWC regulations and permitting. 

A comprehensive wildlife survey is required to identify 
listed species present prior to clearing or development 
activities. 

123



Hernando County Planning Department Staff Report:  H-23-11 

F:\Rezonings\H-23-11 Ocean Bleu Group\Staff Report\H-23-11 Staff Report.docx 3 

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.  

Flood Zone:  X 

UTILITIES REVIEW 

The Hernando County Utilities Department (HCUD) does not currently supply water 
or sewer service to this parcel. There is a 16-inch water main that runs along the west 
side of Anderson Snow Road. There is a 20-inch sewer force main that runs along the 
west property line on Anderson Snow Road.  

HCUD has no objection to the requested zoning, subject to a utility capacity analysis 
and connection to the central water and sewer system at time of vertical construction. 

ENGINEERING REVIEW 

The subject site is located at the southeast corner of County Line Road and Anderson 
Snow Road. The petitioner had previously proposed two access drives to Anderson 
Snow Road. An access will be provided along the south on Anderson Snow Road and 
the second towards the north along Anderson Snow Road which will line up with the 
existing driveway on the west side of Anderson Snow Road (7 Eleven). The requested 
revision will now include access to Countyline Road. 

The County Engineer as reviewed the petitioner’s request and indicated the following: 

• This composite site comprises approximately 10.0 acres with an area of 1% 
annual-chance floodplain at the southern end of the site. Development within 
floodplain requires specific permitting and mitigation. Engineer’s certification 
of “No net rise” required.  

• Development must meet Hernando County Facility Design Guidelines and 
Southwest Florida Water Management District Environmental Resource 
Permit drainage design standards. 

• This project generates over 50 PM Peak Hour Trips and a Traffic Access 
Analysis is required. Traffic Access Analysis to include a queuing analysis. 

• Signalization Analysis at the northern driveway (Proposed Full Access) will 
be required as part of the Traffic Access Analysis. Refer to Hernando County 
Facilities Design Guidelines IV-18. Any improvements identified by the Traffic 
Access Analysis will be the responsibility of the developer to install.  

• No access to Arkays Avenue will be granted for this project. 
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• The driveway shown on County Line Road will need to be adjusted eastward 
to provide adequate spacing between the traffic signal at County Line Road 
and Anderson Snow Road and the proposed driveway.  

• The driveway shown on County Line Road may be limited to right in /right out 
only. 

• Previous performance conditions of Master Plan H-21-70 are still applicable 
and shown in the performance conditions in the Staff Recommendation 
section of this document. 

LAND USE REVIEW 

Setbacks  
Minimum Perimeter Building Setbacks: 
Previously approved in H-21-70 

• Anderson Snow Road (west): 75'  

• County Line Road (south): 75'  

• Side (east property boundary 
adjacent to Arkays Ave.): 20' 

• Rear (north and east property  
boundary adjacent to residential property) 35' 

• Gas Canopy: 35' 

Comments: Additional right-of-way may be required at the time of 
development for the site frontage along Anderson Snow Road 
for future widening. Building setbacks shall be measured from 
the new right-of-way line.  The petitioner shall coordinate with 
the Department of Public Works to establish where that line may 
be. 

Internal Building Setbacks: 
Previously approved in H-21-70 

• Between lots: 0' 

• Side (east along Arkays): 20' 

• Rear (north and east  
adjacent to residential zoning): 35' 

Buffers 

The petitioner has proposed a 10' landscape buffer along the perimeter of Phase 
1, except for the area where the drainage retention area (DRA) is located.  In the 
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previous rezoning case (H-21-70) the applicant was given permission to leave the 
buffer between the DRA and the residential property un-landscaped. It is the staff’s 
opinion that the removal of the landscape buffer requirement between the DRA 
and the residential property should be reconsidered.  There will be 20 vacuum 
spaces associated with the car wash. The vacuums will be running continuously 
during the car wash’s hours of operation. Without any vegetation or fencing to 
dampen the noise, the sound could disturb the residential property adjacent to the 
DRA. 

Perimeter Buffers 

• Southern and Western  
Perimeter of Phase 1: 10' landscape buffer 

• Eastern and Northern 
Perimeters adjacent 
to residential zoning: 

 
 

 
10' undisturbed natural vegetated/planted 
buffer with 80% opacity. Plantings for this 
buffer shall be chosen specifically for their 
noise reduction qualities.   

Internal Landscape Buffers 
Previously approved in H-21-70 

• Internal Landscape Buffer: 0' 

Lighting 

The petitioner has not indicated any lighting provisions for the proposed uses. If 
approved, the petitioner will be required to provide full cutoff fixtures and retain all 
light on-site and prevent any light spillage onto neighboring residential parcels. 
Security lighting shall be shielded from the neighboring residential use to the north. 

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 fast-food restaurants. 

Comment: The petitioner shall meet the minimum parking requirements 
of the County LDRs. 

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. 
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Residential Protection Standards:  

According to Hernando County LDRs, the following residential protection 
standards apply:  

• Commercial activities which include customer entrances, drive-up 
windows, ordering boxes, or loading/unloading areas shall not be allowed 
to operate between the hours of 12 midnight and 7:00 a.m. within 100' of 
any single-family residential district property line. 

Comments: The petitioner is asking for a deviation from the Residential 
Protection Standards for the drive-thru hours of operation for the 
fast-food restaurants.  Currently, drive-thru speaker systems are 
not permitted to operate between the hours of 12 midnight and 7 
a.m.  The applicant is requesting a deviation to be able to operate 
the drive-thru 24 hours a day, 7 days a week.   

Staff are hesitant to recommend approval of this request since 
the BOCC have previously established the hours of operation for 
a drive-thru within 100' of residential property should be limited to 
7:00 a.m. to 12 p.m.   

If the BOCC approves this deviation request, staff recommends 
it be upon the condition that an enhanced buffer, designed with 
sound attenuation in mind, is installed along the east and north 
property boundary lines to dampen noise and light from the 
proposed uses.  

• 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 
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.  

Comment:  There are residentially zoned parcels to the east of the proposed 
project. Loading/unloading areas, drive-up windows and ordering 
boxes must be directed away from the residentially zoned parcels 
and meet the minimum Residential Protection Standard distance. 
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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. The area is characterized by residential to the east 
and commercial uses to the north and west east. 
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.  

Strategy 1.10B(1):  Future Land Use Map amendments should be 
compatible with surrounding development and 
minimize impact to natural resources without the need 
for mitigation measures that are extraordinary in scope 
or difficult to enforce.  

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.  

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 subdivided single-family lots to 
the east. Appropriate buffering should be required 
along the eastern property line to screen noise and 
light from the proposed uses.  

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 
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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 are required where needed in accordance with 
the provisions of this Plan and adopted land 
development regulations. 

Comments: The subject property is in a Commercial land use 
designation according to the Future Land Use Map. 
The proposed use is consistent with the Hernando 
County Comprehensive Plan related to commercial 
development. 

FINDINGS OF FACT 

A Master Plan Revision and a Rezoning from R-1A (Residential) to PDP(GC)/Planned 
Development Project (General Commercial) with Deviations is appropriate based on 
the following conclusion:  

1. 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. 

2. Though the car wash vacuums will be over 100' from the residentially zoned 
property, with no vegetation between the vacuums and the residences to 
dampen the noise, the residential use will be impacted.  A buffer is needed 
to preserve the tranquility of the existing residences.   

3. The BOCC has determined drive-thrus within 100' of a residential zone may 
not operate between the hours of 12 midnight and 7 a.m.  If a deviation from 
the Residential Protection Standards is granted to allow the drive-thru to 
operate 24 hours a day an enhanced buffer planted with sound attenuation 
in mind, to counter the noise and activity that will occur in during operating 
hours, should be required. 
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4. With these staff recommendations in place, the proposed use is compatible 
with the area and not adverse to the public interest. 

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 RECOMMENDATIONS 

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 
Master Plan revision to include a rezoning from R-1A (Residential) to 
PDP(GC)/Planned Development Project (General Commercial) 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. Environmental 

A. 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.   

B. The petitioner is required to comply with all applicable FWC 
regulations and permitting. 

C. If needed, a Gopher Tortoise Relocation permit shall be sought prior 
to any geotechnical activities taking place on the property. 

D. The petitioner shall meet the minimum requirements of Florida Friendly 
Landscaping™ publications and the Florida Yards and Neighborhoods 
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Program for design techniques, principles, materials, and plantings for 
required landscaping, as applicable. 

E. The applicant shall submit a geotechnical report and drainage design 
plan, both prepared by a qualified professional, which meets Hernando 
County Facility Design Guidelines.  As this is a performance condition 
required by the BOCC, this requirement cannot be waived.  

3. Land Clearing and Development 

A. All onsite lighting must 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 to the 
north. 

B. Specimen (18” DBH to 36” DBH) and Majestic (36” DBH and above) 
shall not be removed from the property without formal permission from 
the County Planning and Zoning Division. 

C. The proposed DRA and any development in Phase 2 shall be planned 
around the presence of protected trees to the greatest extent possible.  
The site plan for the southeastern portion of this property may also 
need to be adjusted to accommodate protected trees. 

D. This development is subject to the Residential Protection Standards in 
Appendix A, Article VIII, Section 6 A of the Hernando County Land 
Development Regulations (LDRs). 

E. The petitioner shall meet the minimum parking requirements of the 
County LDRs.  

F. Signage shall be designed as part of a complete development system. 
The location(s) and design shall be reviewed and approved as part of 
the overall site plan. The predominant sign material shall include 
architectural or split faced block, brick, glass, wood, stucco, artificial 
stucco, or stone and be compatible with the principal building design. 

G. Phase 2 (north undeveloped area) shall require an amendment to the 
master plan prior to development. 

4. Utilities 

The developer shall provide a utility capacity analysis at the time of 
development and connect to water and sewer at the time of vertical 
construction. 
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5. Traffic and Vehicular Access: 

A. A Traffic Access Analysis and Traffic Queuing Analysis, prepared by a 
qualified professional, submitted during the appropriate stage of 
development. Installation of any improvements identified by these 
analyses shall be the responsibility of the developer. 

B. The Traffic Access Analysis shall demonstrate that the driveway on 
Anderson Snow Road closest to County Line Road will not interfere 
with the traffic signal.  

C. A Signalization Analysis, prepared by a qualified professional, shall be 
performed as part of the Traffic Access Analysis, and submitted with 
the construction plans for the northern driveway (Proposed Full 
Access). 

D. A cross access easement or agreement between the commercial 
parcels shall be provided at the time of subdivision plat approval. 

E. No access to Arkays Avenue shall be granted for the project. 

F. The driveway shown on County Line Road shall be adjusted eastward 
to provide adequate space between the traffic signal at County Line 
Road and Anderson Snow Road. 

G. The driveway shown on County Line Road shall be limited to right-in 
/right out only. 

H. Additional right-of-way may be required at the time of development for 
the site frontage along Anderson Snow Road and County Line Road 
for the intersection as determined by the County Engineer. Building 
setbacks shall be measured from the future ROW line. 

6. Buffers 
A. Perimeter Buffers 

• Southern and Western  
Perimeter of Phase 1: 10' landscape buffer 

• Eastern and Northern  
Perimeters adjacent to  
residential zoning:  10' undisturbed natural vegetated 

/planted buffer with 80% opacity.  
Plantings for this buffer shall be 
chosen specifically for their noise 
reduction qualities.  This buffer shall 
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also include a minimum 6' tall opaque 
fence. 

B. Internal Buffers 

• Internal Landscape Buffer: 0' 

• Service areas, which include areas designated for loading and 
unloading of goods, and refuse collection, shall be buffered from 
rights-of-way and residentially zoned areas. Buffering shall consist 
of construction of a wall between the service area and abutting 
land use. All other applicable LDRs must be met in addition to this 
requirement. 

7. Setbacks  
A. Minimum Perimeter Setbacks: 

• Anderson Snow Road (west): 75'  

• County Line Road (south): 75'  

• Side (east property boundary 
adjacent to Arkansas Ave.): 20' 

• Rear (north and east property  
boundary adjacent to residential property) 35' 

• Gas Canopy: 35' 

B. Internal Building Setbacks: 

• Between lots: 0' 

• Side (east along Arkays): 20' 

• Rear (north and east  
adjacent to residential zoning): 35' 

8. The petitioner shall be required to submit and receive approval for a Master 
Plan Revision prior to the development of Phase 2 as indicated in this 
application.  

9. The petitioner shall provide a revised plan in compliance with all 
performance conditions within 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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Meeting: 06/12/2023
Department: P&Z Agenda Item

Prepared By: Robin Reinhart
Initiator: Aaron  Pool

DOC ID: 12266
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Rezoning Petition Submitted by Oak Development Group, LLC (H2276)
TITLE

BRIEF OVERVIEW
Request:
Rezoning from AG (Agricultural) to PDP(SF)/Planned Development Project (Single Family) 
and PDP(SU)/Planned Development Project (Special Use) with Deviations

General Location:
Eastern terminus of Godwit Avenue and Gyrafalcon Avenue and south of Seely Lane

Hearing Detail:
On February 14, 2023, the Board of County Commissioners voted 5-0 to remand the 
petitioner’s request for a rezoning from AG (Agricultural) to PDP(SF)/Planned Development 
Project (Single Family) and PDP(SU)/Planned Development Project (Special Use) with 
Deviations back to the Planning and Zoning Commission.

FINANCIAL IMPACT
A matter of policy.  There is no financial impact.

LEGAL NOTE
The Planning and Zoning Commission has jurisdiction to make a recommendation on the 
subject application.  The Applicable Criteria for a Zoning District Amendment are contained in 
Appendix A, (Zoning Code) Article VI.  The Applicable Criteria for Planned Development 
Projects are contained in Appendix A, (Zoning Code) Article VIII.  The Zoning District 
Amendment to the Planned Development District and applicable PDP master plan must be 
consistent with the Comprehensive Plan.

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(SF)/Planned Development Project (Single Family) and 
PDP(SU)/Planned Development Project (Special Use) with Deviations and with performance 
conditions.

Omar DePablo Escalated 05/16/2023   4:20 PM
Michelle Miller Approved 05/17/2023  11:56 AM
Michelle Miller Approved 05/17/2023  11:56 AM
Aaron Pool Escalated 05/19/2023   4:19 PM
Michelle Miller Delegated 05/22/2023   8:45 AM
Aaron Pool Approved 05/22/2023   9:10 AM

REVIEW PROCESS

Page 1

142



P&Z Agenda Item (ID # 12266) Meeting of June 12, 2023

Kyle Benda Approved 05/22/2023   2:47 PM

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Gregory Arflack

Fulford, Arflack, Birren, Holmes and WhitingAYES:
Hickey and McDonaldABSENT:

Page 2
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BCC ACTION:  

On February 14, 2023, the Board of County Commissioners voted 5-0 to remand 
the petitioner’s request for a rezoning from AG (Agricultural) to PDP(SF)/Planned 
Development Project (Single Family) and PDP(SU)/Planned Development Project 
(Special Use) with Deviations back to the Planning and Zoning Commission. This 
hearing shall be scheduled after the applicant has submitted revised plans to staff 
and revised recommendations have been developed for consideration. The 
applicant shall be responsible for all re-advertising costs for the application. 

NOTE: 

Subsequent to the February 14, 2023, Board of County Commissioners (BOCC) 
hearing and per BOCC direction, the petitioner submitted a revised master plan 
addressing the projects access points and density. The Planning and Engineering 
Departments have reviewed the following revisions: 

 1. The overall project was reconfigured. The area previously allocated 
  to the communication tower along the northeast has been removed. 
  The neighborhood park has been relocated to the south. 

 2. Communication tower will be removed, and the existing eagles nest 
  relocated per Florida Fish and Wildlife regulations. 

 3. The density was reduced from 162 units to 142 units. 

 4. Access to Godwit Avenue and Gyrafalcon Avenue will remain, 
 however, additional access has been proposed along the 
 reconfigured  northeast portion of the property. The new connection 
 will connect to Seely Lane. 

 5. A new large drainage retention area is proposed along the entire 
 southern property line. 

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(SF)/Planned Development 
Project (Single Family) and PDP(SU)/Planned Development Project (Special Use) 
with Deviations and with the following revised 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 is required to comply with all applicable FWC regulations and 
permitting.   
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3. 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, as applicable. 

 
4. 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.   
 

5. A jurisdictional wetland line shall be shown on the conditional plats. 
 

6. Geotechnical subsurface testing and reporting in accordance with Hernando 
County’s Facility Design Guidelines shall be conducted for all proposed 
drainage retention or detention areas within the project.   
 

7. Invasive plant species must be removed, including wetland areas, during the 
development process and controlled through the approved Association 
documents during the subdivision process for long-term maintenance and 
control. 
 

8. The subdivision shall be limited to 142 single-family residential units. 

9. The developer shall conduct a water and sewer capacity analysis during the 
conditional plat phase and connect to the central water and sewer systems at 
time of vertical construction. All required improvements will be the responsibility 
of the developer.  
 

10. In conjunction with the conditional plat phase, the petitioner shall perform a 
Traffic Access Analysis (TAA) in accordance with the requirements of the 
County Engineer. The Traffic Access Analysis shall include a queuing analysis.  
Any identified improvements shall be the responsibility of the developer. 

11. The petitioner shall maintain a minimum perimeter buffer of 20' around the 
residential portion of the project enhanced to an 80% opacity by landscaping 
and augmented with a 6' high opaque fence or wall around the project 
perimeter, except in areas designated as neighborhood park or drainage. The 
buffer shall be designated as a common tract and included in the Association 
documents for long term maintenance. 
 

12. Minimum Lot Setbacks, widths and sizes:  
Front:     20'(Deviation from 25') 
Sides:    5' (Deviation from 10') 
Rear:     20'   
Corner Lots:   Secondary Front 10' 
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Minimum Lot Width:  50' (Deviation from 60') 
  
Minimum Perimeter Setbacks: 
Front:     25' 
Side:     10' 
Rear:     10' 

 
13. The petitioner shall preserve the minimum seven percent (7%) natural 

vegetation as required by the County’s Land Development Regulations.  The 
required natural vegetation may be included as part of the required open space. 
If preservation of existing native vegetation is not practical as a result of the 
proposed development needs or site constraints, such as but not limited to 
existing topography, existing drainage patterns, stormwater design and other 
infrastructure needs such as water, waste water, and roadway design, then the 
developer shall instead be allowed to install native vegetation using Florida 
Friendly Landscaping practices at the time of site development in order to 
satisfy the minimum vegetation requirement.  For purposes of calculating the 
7%, undisturbed vegetation in the cell tower area shall count toward meeting 
this requirement. 
 

14. The petitioner shall provide the minimum neighborhood park acreage as 
required by the County’s Land Development Regulations as designated on the 
master plan.   The neighborhood park shall provide vehicular and pedestrian 
access from the subdivision street network. 
 

15. The petitioner shall submit a fire protection plan with the conditional plat in 
accordance with Hernando County LDRs. 
 

16. 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. 

17. The petitioner shall provide a designed construction access point to be 
reviewed and approved by County Engineer no later than at time of Conditional 
Plat. 

18. The Master Plan designates both entrances as treed boulevard entrances 
exceeding the minimum required by the County LDR’s. 
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19. The petitioner shall provide access to Seely Lane as shown on the master plan. 

20. The petitioner shall provide a revised plan in compliance with all the 
performance conditions within 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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P&Z ACTION:  
 

On December 12, 2022, the Planning and Zoning Commission voted to postpone 
the petitioner’s request for a Rezoning from Rezoning from AG (Agricultural) to 
PDP(SF)/Planned Development Project (Single Family) and PDP(SU)/Planned 
Development Project (Special Use) with Deviations to the January 9, 2023, hearing 
at 9:00 a.m. with the applicant incurring any sign re-posting costs.  
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STAFF REPORT 
 

HEARINGS: Planning & Zoning Commission: December 12, 2022 
 Planning & Zoning Commission: January 9, 2023 
 Board of County Commissioners: January 10, 2023 
 Board of County Commissioners: February 14, 2023 
 Board of County Commissioners: June 13, 2023 
 
APPLICANT: Oak Development Group, LLC 

FILE NUMBER: H-22-76 

REQUEST: Rezoning from AG/(Agricultural) to PDP(SF)/Planned Development 
Project (Single Family) and PDP(SU)/Planned Development Project 
(Special Use) with Deviations  

GENERAL 
LOCATION: Eastern terminus of Godwit Avenue and Gyrafalcon Avenue and 

south of Seely Lane 

PARCEL KEY 
NUMBERS: 344657  

APPLICANT’S REQUEST 

The petitioner is requesting a rezoning from AG (Agricultural) to PDP(SF)/Planned 
Development Project (Single Family) with deviations to develop a single-family 
residential subdivision with up to 162 dwelling units on 40.4 acres (4.0 DU/AC). The 
parcel has an existing communication tower; the gross density includes the tower 
area. 

The petitioner has proposed a minimum lot width of 52' and lot size of 6,240 feet for 
those internal lots within the subdivision. The lots along the perimeter of the 
development, at the north, south and west ends, are proposed at a minimum of 72' in 
width with a total lot size of 8,640 square feet.  This rezoning petition is a companion 
to the Small-Scale Comprehensive Plan Amendment (CPAM2205).  

Deviations Requested: 

The petitioner is requesting the following deviations as part of the proposed master 
plan:  

 Minimum Lot Area: 5,500 square feet (Deviation from 6,000 square 
feet) 

 Minimum Lot Width: 50' (Deviation from 60') 

 Setbacks (R-1A Residential District and PD Perimeter Setbacks): 
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o Front: 20' (Deviation from 25')  

o Side: 5' (Deviation from 10') 

o Front (Double Frontage/Corner Lots) - Require one of two 
frontages to meet 20' Front setback: 

 2nd Front of Corner Lot: 10' (Deviation from 20')  

SITE CHARACTERISTICS 

Site Size:   40.4 acres  

Surrounding Zoning 
and Land Use: North: AG; Developed/undeveloped residential 

uses  
South: AG; Developed/undeveloped residential 

uses 
East: AG; Developed/undeveloped residential 

uses 
West: R-1A; Developed residential uses 

Current Zoning: AG (Agriculture)  

Future Land Use 
Map Designation: Rural (Pending adoption of CPAM2205 to change the 

Future Land Use to Residential) 

ENVIRONMENTAL REVIEW 

Soil Type: Basinger Fine Sand, Candler Fine Sand 

Resources and  
Features: The property contains no Wellhead Protections Areas 

(WHPA) or Special Protection Areas (SPA) according to 
County data. A Class 3 wetland is located on western 
boundary. 

Comments: The petitioner will be required to provide a wetland delineation 
on all future development plans. 

Habitat: Vacant, undeveloped forested sandhill and low density 
residential according to FWC CLC (Florida Cooperative Land 
Cover Classification System that combines Florida Land Use 
Cover and Classification System with fish and wildlife data) 
mapping. 
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Comments: Candler Sands provide habitat suitable for gopher tortoises 
and commensal species. A wildlife survey shall be prepared 
by a qualified professional.  The petitioner is required to 
comply with all applicable FWC regulations and permitting. 

The subject site has an existing communication tower which 
has an existing eagle’s nest. The petitioner has provided the 
required 500' buffer in order to protect the nest. The area will 
not be developed and will be zoned PDP(SU)/Planned 
Development Project (Special Use) in order to preserve the 
area. 

Flood Zone: X with a portion of the western boundary in AE. 

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.  Providing information on Florida 
Friendly Landscaping techniques and proper fertilizer use is 
another opportunity to educate property owners on water 
quality.   

Comments: The petitioner must meet the minimum requirements of 
Florida Friendly Landscaping™ publications and the Florida 
Yards and Neighborhoods Program for required plantings and 
buffers, as applicable. 

The Builder/Developer shall provide new property owners with 
Florida-Friendly Landscaping™ Program information and 
encourage the use of the principles, techniques, and 
landscaping recommendations.  Information on the County’s 
Fertilizer Ordinance and fertilizer use is to be included.  
Educational information is available through Hernando 
County Utilities Department.    

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. 
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UTILITIES REVIEW: 

The Hernando County Utilities Department (HCUD) does not currently supply water 
or sewer service to this parcel.  Water service is not available to this parcel, however 
there are existing 2-inch and 4-inch water mains that run along Fir and Evergreen 
Streets located in the subdivision to the south, and existing 4-inch and 8-inch water 
mains approximately 1,800 feet to the north along Smooth Bark Court and Woodland 
Waters Boulevard.  Sewer service will become available via an existing 10-inch sewer 
force main (running along the western property line) once the Weeping Willow force 
main has been completed.  HCUD has no objection to the request subject to a utility 
capacity analysis and connection to the central water and sewer systems at time of 
vertical construction. 

ENGINEERING REVIEW: 

The subject site is located on the eastern terminus of Godwit Avenue and Gyrafalcon 
Avenue and south of Seely Lane. The petitioner proposes connections to both Godwit 
Avenue and Gyrafalcon Avenue. The County Engineer has reviewed the petitioner’s 
request and has the following comments:  

 Floodplain permitting, and mitigation are required.   Development must 
conform to Hernando County Facility Design Guidelines and Southwest 
Florida Water Management District Environmental Resource Permit storm 
drainage design requirements. 

 A Traffic Access Analysis will be required. Traffic Access Analysis must 
include a queuing analysis.  Refer to Hernando County Facility Design 
Guidelines IV-18 for requirements.   

 A Traffic Access Analysis Methodology Statement was approved on August 
12, 2022. 

 The projects internal roadways design and curves shall meet Hernando 
County Standards. (IE:  Collector, Major Local, Local & Frontage Road).  
Refer to Hernando County Facility Design Guidelines Section IV.  

 The petitioner must provide a designed construction access point to be 
reviewed and approved by County Engineer no later than at time of 
Conditional Plat.  
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LAND USE REVIEW 

Setbacks and Buffers 

The petitioner is proposing the following setbacks, lot sizes and lot widths for each 
residential lot:  

 Front:  20' (Deviation from 25') 
 Sides:  5' (Deviation from 10') 
 Rear:  20' 
 Minimum Lot Width:  52' (Deviation from 60') 

The petitioner has also proposed a 20' landscape buffer along the entire perimeter 
of the project. 

Comments:  The petitioner has not identified any perimeter setbacks for 
the subject property. If the master plan is approved, the 
following minimum perimeter setbacks shall be required:  

 Front: 25' 
 Side: 10' 
 Rear: 10' 

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 two points of access into the 
development – Godwit Avenue and Gyrafalcon Avenue. The 
petitioner has not indicated which of the two proposed access 
points will be the required treed boulevard entrance. If 
approved the petitioner shall provide a treed boulevard 
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entrance in accordance with the Hernando County Land 
Development Regulations.  

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. 

Comments:  The petitioner has designated 2.12 acres for a neighborhood 
park. The park meets the minimum requirements for the 
neighborhood park according to the Hernando County Land 
Development Regulations. Design shall ensure the park is 
accessible through the internal roadway network within 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.  If approved, the 
petitioner must provide a minimum of seven percent (7%) natural vegetation.  
Preserved natural vegetation and/or planted native vegetation may be used to 
meet all or part of the requirement for open space if it is a minimum of fifteen (15) 
feet in width. 

Comments:  The petitioner has not provided calculations for the 
preservation of natural vegetation on the site. If the master 
plan is approved, the petitioner shall be required to set aside 
2.81 acres for natural vegetation. The proposed perimeter 
buffer may be counted toward this requirement.  

Fire Protection Plan:  

Hernando County LDRs require that a fire protection plan be completed for 
residential developments with lot sizes less than 60' in width.  

Comments:  If approved, the petitioner shall submit a fire protection plan 
with the Conditional Plat in accordance with Hernando County 
LDRs. 
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COMPREHENSIVE PLAN REVIEW: 

The subject site is located within the Rural Land Use category and has a 
corresponding Comprehensive Plan Amendment (CPAM2205). The area is 
characterized by standard residential parcels (west and southeast) and agricultural 
lots varying in size from 2.5 to 5.0 acres, with several larger parcels. 

Future Land Use Element  

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. 

Comments:  Single Family is consistent with the associated Small-Scale 
Comprehensive Plan Amendment (CPAM2205).  

FINDINGS OF FACT:  

A Rezoning from AG (Agricultural) to PDP(SF)/Planned Development Project (Single 
Family) and PDP(SU)/Planned Development Project (Special Use) with Deviations is 
appropriate based on consistency with the County’s adopted Comprehensive Plan 
and compatibility 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(SF)/Planned Development Project (Single 
Family) and PDP(SU)/Planned Development Project (Special Use) 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. The petitioner is required to comply with all applicable FWC regulations and 
permitting.   

3. 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, as applicable. 

4. 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.   

5. A jurisdictional wetland line shall be shown on the conditional plats. 

6. Geotechnical subsurface testing and reporting in accordance with 
Hernando County’s Facility Design Guidelines shall be conducted for all 
proposed drainage retention or detention areas within the project.   

7. Invasive plant species must be removed, including wetland areas, during 
the development process and controlled through the approved Association 
documents during the subdivision process for long-term maintenance and 
control. 
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8. The subdivision shall be limited to 162 single-family residential units located 
within the PDP(SF)/Planned Development Project (Single-Family) section 
of the development. No residential units shall be constructed in the area 
designated as PDP(SU)/Planned Development Project (Special Use) on the 
master plan. The PDP(SU) shall be reserved for the tower and eagles nest 
buffer of 500ˈ. 

9. The developer shall conduct a water and sewer capacity analysis during the 
conditional plat phase and connect to the central water and sewer systems 
at time of vertical construction.  All required improvements will be the 
responsibility of the developer.  

10. In conjunction with the conditional plat phase, the petitioner shall perform a 
Traffic Access Analysis (TAA) in accordance with the requirements of the 
County Engineer. The Traffic Access Analysis shall include a queuing 
analysis.  Any identified improvements shall be the responsibility of the 
developer. 

11. The petitioner shall maintain a minimum perimeter buffer of 20' enhanced 
to an 80% opacity by landscaping and augmented with a 6' high opaque 
fence or wall around the project perimeter, except in areas designated as 
neighborhood park or drainage. The buffer shall be designated as a 
common tract and included in the Association documents for long term 
maintenance. 

12. Minimum Lot Setbacks, widths and sizes:  

 Front:  20'(Deviation from 25') 
 Sides: 5' (Deviation from 10') 
 Rear:  20' 

13. Minimum Lot Width:  52' (Deviation from 60') 

14. Minimum Perimeter Setbacks: 

 Front:  25' 
 Side:  10' 
 Rear:  10' 

15. The petitioner shall preserve the minimum seven percent (7%) natural 
vegetation as required by the County’s Land Development Regulations.  
The required natural vegetation may be included as part of the required 
open space. 

16. The petitioner shall provide the minimum neighborhood park acreage as 
required by the County’s Land Development Regulations as designated on 
the master plan.   The neighborhood park shall provide vehicular and 
pedestrian access from the subdivision street network. 
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17. The petitioner shall submit a fire protection plan with the conditional plat in 
accordance with Hernando County LDRs. 

18. 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. 

19. The petitioner shall provide a designed construction access point to be 
reviewed and approved by County Engineer no later than at time of 
Conditional Plat. 

20. The petitioner shall notify residents and/or buyers that the subject site was 
the former Brooksville Turret Gunnery Range. 

21. The petitioner shall provide a boulevard entrance in accordance with County 
LDR’s. 

22. The petitioner shall provide a revised plan in compliance with all the 
performance conditions within 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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P&Z ACTION:  
 

On December 12, 2022, the Planning and Zoning Commission voted to postpone 
the petitioner’s request for a Rezoning from Rezoning from AG (Agricultural) to 
PDP(SF)/Planned Development Project (Single Family) and PDP(SU)/Planned 
Development Project (Special Use) with Deviations to the January 9, 2023, hearing 
at 9:00 a.m. with the applicant incurring any sign re-posting costs.  
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REVISED 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(SF)/Planned Development 
Project (Single Family) and PDP(SU)/Planned Development Project (Special Use) 
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. The petitioner is required to comply with all applicable FWC regulations and 
permitting.   
 

3. 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, as applicable. 

 
4. 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.   

 

5. A jurisdictional wetland line shall be shown on the conditional plats. 
 

6. Geotechnical subsurface testing and reporting in accordance with Hernando 
County’s Facility Design Guidelines shall be conducted for all proposed 
drainage retention or detention areas within the project.   

 

7. Invasive plant species must be removed, including wetland areas, during the 
development process and controlled through the approved Association 
documents during the subdivision process for long-term maintenance and 
control. 
 

8. The subdivision shall be limited to 162 single-family residential units located 
within the PDP(SF)/Planned Development Project (Single-Family) section of 
the development. No residential units shall be constructed in the area 
designated as PDP(SU)/Planned Development Project (Special Use) on the 
master plan. The PDP(SU) shall be reserved for the tower and eagles nest 
buffer of 500'. 
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9. The developer shall conduct a water and sewer capacity analysis during the 
conditional plat phase and connect to the central water and sewer systems at 
time of vertical construction. All required improvements will be the responsibility 
of the developer.  
 

10. In conjunction with the conditional plat phase, the petitioner shall perform a 
Traffic Access Analysis (TAA) in accordance with the requirements of the 
County Engineer. The Traffic Access Analysis shall include a queuing analysis.  
Any identified improvements shall be the responsibility of the developer. 
 

11. The petitioner shall maintain a minimum perimeter buffer of 20' around the 
residential portion of the project enhanced to an 80% opacity by landscaping 
and augmented with a 6' high opaque fence or wall around the project 
perimeter, except in areas designated as neighborhood park or drainage. The 
buffer shall be designated as a common tract and included in the Association 
documents for long term maintenance. 
 

12. Minimum Lot Setbacks, widths and sizes:  

Front:     20'(Deviation from 25') 
Sides:    5' (Deviation from 10') 
Rear:     20'   
Corner Lots:   Secondary Front 10' 
 
Minimum Lot Width:  50' (Deviation from 60') 

  
Minimum Perimeter Setbacks: 

Front:     25' 
Side:     10' 
Rear:     10' 

 
13. The petitioner shall preserve the minimum seven percent (7%) natural 

vegetation as required by the County’s Land Development Regulations.  The 
required natural vegetation may be included as part of the required open space. 
If preservation of existing native vegetation is not practical as a result of the 
proposed development needs or site constraints, such as but not limited to 
existing topography, existing drainage patterns, stormwater design and other 
infrastructure needs such as water, waste water, and roadway design, then the 
developer shall instead be allowed to install native vegetation using Florida 
Friendly Landscaping practices at the time of site development in order to 
satisfy the minimum vegetation requirement.  For purposes of calculating the 
7%, undisturbed vegetation in the cell tower area shall count toward meeting 
this requirement. 
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14. The petitioner shall provide the minimum neighborhood park acreage as 
required by the County’s Land Development Regulations as designated on the 
master plan.   The neighborhood park shall provide vehicular and pedestrian 
access from the subdivision street network. 
 

15. The petitioner shall submit a fire protection plan with the conditional plat in 
accordance with Hernando County LDRs. 
 

16. 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. 

17. The petitioner shall provide a designed construction access point to be 
reviewed and approved by County Engineer no later than at time of Conditional 
Plat. 

18. The Master Plan designates both entrances as treed boulevard entrances 
exceeding the minimum required by the County LDR’s. 

19. The petitioner shall provide a revised plan in compliance with all the 
performance conditions within 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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P&Z RECOMMENDATION:  
 

On January 9, 2022, 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 AG (Agricultural) to PDP(SF)/Planned 
Development Project (Single Family) and PDP(SU)/Planned Development Project 
(Special Use) with Deviations and 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 is required to comply with all applicable FWC regulations and 
permitting.   
 

3. 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, as applicable. 

 
4. 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.   
 

5. A jurisdictional wetland line shall be shown on the conditional plats. 
 

6. Geotechnical subsurface testing and reporting in accordance with Hernando 
County’s Facility Design Guidelines shall be conducted for all proposed 
drainage retention or detention areas within the project.   
 

7. Invasive plant species must be removed, including wetland areas, during the 
development process and controlled through the approved Association 
documents during the subdivision process for long-term maintenance and 
control. 
 

8. The subdivision shall be limited to 162 single-family residential units located 
within the PDP(SF)/Planned Development Project (Single-Family) section of 
the development. No residential units shall be constructed in the area 
designated as PDP(SU)/Planned Development Project (Special Use) on the 
master plan. The PDP(SU) shall be reserved for the tower and eagles nest 
buffer of 500'. 
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9. The developer shall conduct a water and sewer capacity analysis during the 
conditional plat phase and connect to the central water and sewer systems at 
time of vertical construction. All required improvements will be the responsibility 
of the developer.  
 

10. In conjunction with the conditional plat phase, the petitioner shall perform a 
Traffic Access Analysis (TAA) in accordance with the requirements of the 
County Engineer. The Traffic Access Analysis shall include a queuing analysis.  
Any identified improvements shall be the responsibility of the developer. 

11. The petitioner shall maintain a minimum perimeter buffer of 20' around the 
residential portion of the project enhanced to an 80% opacity by landscaping 
and augmented with a 6' high opaque fence or wall around the project 
perimeter, except in areas designated as neighborhood park or drainage. The 
buffer shall be designated as a common tract and included in the Association 
documents for long term maintenance. 
 

12. Minimum Lot Setbacks, widths and sizes:  

Front:     20'(Deviation from 25') 
Sides:    5' (Deviation from 10') 
Rear:     20'   
Corner Lots:   Secondary Front 10' 
 
Minimum Lot Width:  50' (Deviation from 60') 

  
Minimum Perimeter Setbacks: 

Front:     25' 
Side:     10' 
Rear:     10' 

 
13. The petitioner shall preserve the minimum seven percent (7%) natural 

vegetation as required by the County’s Land Development Regulations.  The 
required natural vegetation may be included as part of the required open space. 
If preservation of existing native vegetation is not practical as a result of the 
proposed development needs or site constraints, such as but not limited to 
existing topography, existing drainage patterns, stormwater design and other 
infrastructure needs such as water, waste water, and roadway design, then the 
developer shall instead be allowed to install native vegetation using Florida 
Friendly Landscaping practices at the time of site development in order to 
satisfy the minimum vegetation requirement.  For purposes of calculating the 
7%, undisturbed vegetation in the cell tower area shall count toward meeting 
this requirement. 
 

14. The petitioner shall provide the minimum neighborhood park acreage as 
required by the County’s Land Development Regulations as designated on the 
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master plan.   The neighborhood park shall provide vehicular and pedestrian 
access from the subdivision street network. 
 

15. The petitioner shall submit a fire protection plan with the conditional plat in 
accordance with Hernando County LDRs. 
 

16. 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. 

17. The petitioner shall provide a designed construction access point to be 
reviewed and approved by County Engineer no later than at time of Conditional 
Plat. 

18. The Master Plan designates both entrances as treed boulevard entrances 
exceeding the minimum required by the County LDR’s. 

19. The petitioner shall provide a revised plan in compliance with all the 
performance conditions within 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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BCC ACTION:  

On January 10, 2023, the Board of County Commissioners voted 5-0 to postpone 
the petitioner’s request for a rezoning from AG (Agricultural) to PDP(SF)/Planned 
Development Project (Single Family) and PDP(SU)/Planned Development Project 
(Special Use) with Deviations to the February 14, 2023, meeting. 
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BCC ACTION:  

On February 14, 2023, the Board of County Commissioners voted 5-0 to remand 
the petitioner’s request for a rezoning from AG (Agricultural) to PDP(SF)/Planned 
Development Project (Single Family) and PDP(SU)/Planned Development Project 
(Special Use) with Deviations back to the Planning and Zoning Commission. This 
hearing shall be scheduled after the applicant has submitted revised plans to staff 
and revised recommendations have been developed for consideration. The 
applicant shall be responsible for all re-advertising costs for the application. 

NOTE: 

Subsequent to the February 14, 2023, Board of County Commissioners (BOCC) 
hearing and per BOCC direction, the petitioner submitted a revised master plan 
addressing the projects access points and density. The Planning and Engineering 
Departments have reviewed the following revisions: 

 1. The overall project was reconfigured. The area previously allocated 
  to the communication tower along the northeast has been removed. 
  The neighborhood park has been relocated to the south. 

 2. Communication tower will be removed, and the existing eagles nest 
  relocated per Florida Fish and Wildlife regulations. 

 3. The density was reduced from 162 units to 142 units. 

 4. Access to Godwit Avenue and Gyrafalcon Avenue will remain, 
 however, additional access has been proposed along the 
 reconfigured  northeast portion of the property. The new connection 
 will connect to Seely Lane. 

 5. A new large drainage retention area is proposed along the entire 
 southern property line. 

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(SF)/Planned Development 
Project (Single Family) and PDP(SU)/Planned Development Project (Special Use) 
with Deviations and with the following revised 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 is required to comply with all applicable FWC regulations and 
permitting.   
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3. 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, as applicable. 

 
4. 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.   
 

5. A jurisdictional wetland line shall be shown on the conditional plats. 
 

6. Geotechnical subsurface testing and reporting in accordance with Hernando 
County’s Facility Design Guidelines shall be conducted for all proposed 
drainage retention or detention areas within the project.   
 

7. Invasive plant species must be removed, including wetland areas, during the 
development process and controlled through the approved Association 
documents during the subdivision process for long-term maintenance and 
control. 
 

8. The subdivision shall be limited to 142 single-family residential units. 

9. The developer shall conduct a water and sewer capacity analysis during the 
conditional plat phase and connect to the central water and sewer systems at 
time of vertical construction. All required improvements will be the responsibility 
of the developer.  
 

10. In conjunction with the conditional plat phase, the petitioner shall perform a 
Traffic Access Analysis (TAA) in accordance with the requirements of the 
County Engineer. The Traffic Access Analysis shall include a queuing analysis.  
Any identified improvements shall be the responsibility of the developer. 

11. The petitioner shall maintain a minimum perimeter buffer of 20' around the 
residential portion of the project enhanced to an 80% opacity by landscaping 
and augmented with a 6' high opaque fence or wall around the project 
perimeter, except in areas designated as neighborhood park or drainage. The 
buffer shall be designated as a common tract and included in the Association 
documents for long term maintenance. 
 

12. Minimum Lot Setbacks, widths and sizes:  

Front:     20'(Deviation from 25') 
Sides:    5' (Deviation from 10') 
Rear:     20'   
Corner Lots:   Secondary Front 10' 
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Minimum Lot Width:  50' (Deviation from 60') 

  
Minimum Perimeter Setbacks: 

Front:     25' 
Side:     10' 
Rear:     10' 

 
13. The petitioner shall preserve the minimum seven percent (7%) natural 

vegetation as required by the County’s Land Development Regulations.  The 
required natural vegetation may be included as part of the required open space. 
If preservation of existing native vegetation is not practical as a result of the 
proposed development needs or site constraints, such as but not limited to 
existing topography, existing drainage patterns, stormwater design and other 
infrastructure needs such as water, waste water, and roadway design, then the 
developer shall instead be allowed to install native vegetation using Florida 
Friendly Landscaping practices at the time of site development in order to 
satisfy the minimum vegetation requirement.  For purposes of calculating the 
7%, undisturbed vegetation in the cell tower area shall count toward meeting 
this requirement. 
 

14. The petitioner shall provide the minimum neighborhood park acreage as 
required by the County’s Land Development Regulations as designated on the 
master plan.   The neighborhood park shall provide vehicular and pedestrian 
access from the subdivision street network. 
 

15. The petitioner shall submit a fire protection plan with the conditional plat in 
accordance with Hernando County LDRs. 
 

16. 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. 

17. The petitioner shall provide a designed construction access point to be 
reviewed and approved by County Engineer no later than at time of Conditional 
Plat. 

18. The Master Plan designates both entrances as treed boulevard entrances 
exceeding the minimum required by the County LDR’s. 
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19. The petitioner shall provide access to Seely Lane as shown on the master plan. 

20. The petitioner shall provide a revised plan in compliance with all the 
performance conditions within 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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Meeting: 06/12/2023
Department: Planning

Prepared By: Robin Reinhart
Initiator: Aaron Pool

DOC ID: 12263
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Rezoning Petition Submitted by Aaron and Nicole Gibson (H2314)
TITLE

BRIEF OVERVIEW
Request:
Rezoning from R-1C (Residential) to AR-2 (Agriculture Residential 2)

General Location:
East side of the intersection of Headstone Street and Split Stone Drive

FINANCIAL IMPACT
A matter of policy.  There is no financial impact.

LEGAL NOTE
The Planning and Zoning Commission has jurisdiction to make a recommendation on the 
subject application. 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 Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a Resolution approving the petitioner’s request for rezoning 
from R-1C (Residential) to AR-2 (Agricultural/Residential-2).

Cayce Dagenhart Approved 05/22/2023   8:13 AM
Omar DePablo Approved 05/23/2023   9:35 AM
Michelle Miller Approved 05/23/2023   9:45 AM
Aaron Pool Escalated 05/25/2023   4:18 PM
Michelle Miller Escalated 05/26/2023   4:20 PM
Aaron Pool Approved 05/30/2023   1:13 PM
Kyle Benda Approved 05/31/2023   9:08 AM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Kathryn Birren
SECONDER: Gregory Arflack

Fulford, Arflack, Birren, Holmes and WhitingAYES:
Hickey and McDonaldABSENT:

Page 1
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission: June 12, 2023 
 Board of County Commissioners: July 11, 2023 

APPLICANT: Aaron and Nicole Gibson 

FILE NUMBER:  H-23-14 

REQUEST: Rezoning from R-1C (Residential) to AR-2 (Agriculture/Residential 2) 

GENERAL 
LOCATION: East side of the intersection of Headstone St. and Split Stone Dr. 

PARCEL KEY 
NUMBERS: 21443 

APPLICANT’S REQUEST 

The petitioner is requesting a Rezoning from R-1C (Residential) to AR-2 
(Agricultural/Residential 2) to have retired police horses on the property. No other 
changes to the property are being proposed. 

While the zoning immediately adjacent to the subject parcels is residential, there are 
pockets of agricultural and agricultural-residential development in the general area of 
the proposed rezoning. 

SITE CHARACTERISTICS 

Site Size: 1.16 acres 
Surrounding Zoning &  
Land Uses: North: R-1C; Residential 

South: R-1C; Residential 
East: R-1C; Residential 
West: R-1C; Residential 

Current Zoning: R-1C (Residential) 
Future Land Use  
Map Designation: Rural 

ENVIRONMENTAL REVIEW 

Soils: Candler Fine Sand/0-5% slopes 

Comment: Please be advised that soils and habitat are suitable for gopher 
tortoise, a State protected species.  If present care should be taken 
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to avoid gopher tortoise burrows while building or adding structures.  
If they cannot be avoided, a Florida Fish and Wildlife Commission 
(FWC) relocation permit may be needed.   

Protection Features: There are no Protection Features (Wellhead Protection Areas 
(WHPA and Special Protection Areas (SPAs)) on this site 
according to county data. 

Hydrologic Features: There are no Hydrologic Features (Sinkholes, Karst Sensitive 
Areas, and Wetlands) on this property according to county 
data. 

Habitat: The subject property is designated Urban Open Land 
according to FWC CLC mapping (Florida Cooperative Land 
Cover Classification System that combines Florida Land Use 
Cover and Classification System with fish and wildlife data). 

Water Quality: The proposed development is within the Weeki Wachee River 
Basin Management Action Plan (BMAP), and the Weeki 
Wachee Outstanding Florida Springs (OFS) Group. 

Flood Zone: The subject property is in the X flood zone. 

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 to this parcel.  
HCUD has no objection to the requested zoning subject to Health Department 
approval of an appropriate Onsite Sewage Treatment and Disposal System.   

ENGINEERING REVIEW 

The subject property is on the east side of the intersection of Headstone Street and 
Split Stone Drive. The County Engineer has reviewed the petitioner’s request 
indicated that the driveway apron shall be installed to Hernando County Facility 
Design Guideline IV-26- Residential Connection Standards.  He has also indicated 
that while the property is located on an area upland outside the FEMA Floodplain, at 
times access to the site may be limited by flooding. 

LAND USE REVIEW 

Minimum AR-2 Building Setbacks: 

• Front: 50' 
• Side: 10' 
• Rear: 35' 

191



Hernando County Planning Department Staff Report H-23-14 

F:\Rezonings\H-23-14 Aaron & Nicole Gibson\Staff Report\H-23-14 Staff Report.docx 3 

The AR-2 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-2 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-2 

i. Single-family dwellings 
ii. Mobile Homes 

COMPREHENSIVE PLAN REVIEW 

Rural Category  
Objective 1.04C: The Rural Category allows agriculture, agricultural 

commercial, agro-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 
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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 that are 1.2 acres.  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-2 (Agricultural/Residential-2) is appropriate 
based on consistency with the County’s adopted Comprehensive Plan and the 
development patterns within the Ridge Manor Subdivision.  

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 
rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-2). 
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HERNANDO COUNTY ZONING AMENDMENT PETITION
Application to Change aZoning Classification

Application request kheck one)i

Rezoning! Standard tr PDP

Master Plan E New E Revised

PSFOD E Communication Tower E Other
PRINT OR TYPE ALL INFOR]VIATION

City:
Phone: Email:C,t I
Property owner's \a,fiEi (if not the

File No. I Official Date Stamp:

Reoelwl

MAR 0 6 2023

Planning DePartment
Hornando CountY, Florida

!\F'-
DO

+

EI

C,

Company Name:

Zip:

HOME O\4'NERS ASSOCIATION: tr Yes\No (if applicable provide name)

Contact Name:
Address: Ci State:_ Zip:_

PROPERTY INFORMATION:
PARCEL(S) KEY NUMBER(S):
SECTION
Current zoning classification:
Desired zoning classification:
Size ofarea covered by application:
Highway and street boundaries:
Has a public hearing been held on this property within the past twelve months?
Will expert witness(es) be utilized during the public hearings?
will additional time be required during the public hearing(s) and horv much?

tr Yes [No
E Yes [No lIf yes, identi$, on an attached list.)
E Yes [No lfime needed: _)

l.
1

J.

4.
5.

.6.
7.

8

9.

I, c-rL-

belief and are a matter of public rccord, and that (check one):
Hamthe owner of the property and am making this application OR
tr I am the owner of the properfy and am authorizing (appticant)

, LrS a- , have thoroughly examined the instructions for filing this
within this petition are true and correct to the best of my knowledge and

and ftepresentative, if applicable) ;

to submit an application for the described property.

The

STATE OF FLOMDA
COUNTY OF HERNANDO

rnstrument was acknorv

Effective Date: 1l/8/16 Last Revision: lllSl16

Rezoning Application Form I l-08-l6.Docx

I
before me this \0 day of

/ NtgOt g who is personally known to me or produced

AnnQrkrSon

ROBTIAIOREAREII}IART
rY corilB8loN , l0l t0sc5 1

EIPRES: Se*mt*0 2016

zo1b ,ay
as identification.

Seal/Stamp

Page I of I

of Notary

Address:
City:
Phone:

application and state and affirm that all information
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03/06/2023

Re zone letter:

Pa rcel key 21443

Pa rcel I D# R22-122-2L-O90O-0890-0120

Beceiwd

MAR 0 6 2023

Plannrng Depa(ment
Hemando County. Florida

To whom it may concern:

We have recently purchased the property on 0 Split stone drive and would like to ask for relief from the
current zoning R1C (Residential 1C) to AR2 Agricu lt ural/Reside ntia I from Hernando County Planning
Department The reasons for the re zoning request are as follows:

We have recently sold our home in lnverness, Florida. Our children currently attend a private school in
that city. We are in the process of trying to get our children transferred to Hernando Christian Academy
in Brooksville but at this time there is currently no open spots for next years grades for our children. As

ofthis date, we will continue our children at their current school next year. We are currently living in
Lakeland with family. The drive to school is almost 2 hours twice a day. lf we were zone AR2, this would
allow us to put a temporary camper/residence on our property while our permanent residence is being
completed.

As our home in lnverness was zoned AR2, we have poultry that my children have cared for and raised
since they were babies. This has allowed us to teach them responsibility and how to care for animals and
see the rewards as our chickens lay eggs daily. They are currently in Lakeland with us and we would love
to bring them with us to our new home.

Please consider the reasoning for our re zoning request as this would be of considerable benefit for our
family as a whole. Thank you for your time and understanding to this matter.

Aaron and Nicole Gibson-
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Robin Reinhart

From:
Sent:
To:
Subject:

gibson.nicole@att.net

Monday, March 6,2023 9:22 AM
Robin Reinhart
ReZone Gibson, Aaron

! CnUftOU, This email originated from outside the organization. Do not click links or open attachments

I unless you recognize the sender and know the content is safe.

03/06/2023

Re zone letter:
Parcel key 21443
Pa rcel lD# R22-122-21-0900-0890-0120

To whom it may concern:

We have recently purchased the property on 0 Split stone drive and would like to ask for relieffrom the current
zoning R1C [Residential 1CJ to ARZ Agricultural/Residential from Hernando County Planning Department The
reasons for the re zoning request are as follows:

We have recently sold our home in lnverness, Florida. Our children currently attend a private school in that city. We are
in the process of trying to get our children transferred to Hernando Christian Academy in Brooksville but at this time
there is currently no open spots for next years grades for our children. As of this date, we will continue our children at
their current school next year. We are currently living in Lakeland with family. The drive to school is almost 2 hours twice
a day. lf we were zone AR2, this would allow us to put a temporary camper/residence on our property while our
permanent residence is being completed.

As our home in lnverness was zoned AR2, we have poultry that my children have cared for and raised since they were
babies. This has allowed us to teach them responsibility and how to care for animals and see the rewards as our chickens
lay eggs daily. They are currently in Lakeland with us and we would love to bring them with us to our new home.

Please consider the reasoning for our re zoning request as this would be of considerable benefit for our family as a
whole. Thank you for your time and understanding to this matter.

Aaron and Nicole Gibson.

Sent from my iPhone

Beoe,ved

[4AR 0 6 2023

.. Plannrng oepanrDeor
ernando County Fjolda
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Meeting: 
Department: 

Prepared By: 
Initiator: 

DOC ID: 12865
Legal Request Number: 

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Summary of Revisions to Landscape Buffers
TITLE

REVIEW PROCESS

Page 1
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