
Hernando County

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

20 North Main Street, Brooksville, FL 34601

Land-Use Meeting

Agenda

Tuesday, July 1, 2025 -  9:00 A.M.

IN ACCORDANCE WITH THE AMERICANS WITH DISABILITIES ACT, PERSONS WITH 
DISABILITIES NEEDING A SPECIAL ACCOMMODATION TO PARTICIPATE IN THIS 
PROCEEDING SHOULD CONTACT JAN HOUSER, HERNANDO COUNTY HUMAN 
RESOURCES DEPARTMENT, 15470 FLIGHT PATH DRIVE, BROOKSVILLE, FLORIDA 
34604, (352) 754-4013. IF HEARING IMPAIRED, PLEASE CALL 1-800-676-3777.

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

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

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

UPCOMING MEETINGS:

The Board of County Commissioners' next regular meeting is scheduled for Tuesday, July 8, 
2025, beginning at 9:00 A.M., in the John Law Ayers County Commission Chambers, Room 
160.

A. CALL TO ORDER

1. Invocation

2. Pledge of Allegiance

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

C. CONSENT AGENDA

1. Final Plat for Cabot Citrus Farms Phase 1B16041

2. Release of Maintenance Security for Waterford f/k/a Cortez Oaks Phase 
2A

15941
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Agenda July 1, 2025Land-Use Meeting

D. PUBLIC HEARINGS

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

LEGISLATIVE (BOARD SITTING AS THE LOCAL PLANNING AGENCY/BOARD OF 
COUNTY COMMISSIONERS)

DEVELOPMENT SERVICES PLANNING DIRECTOR OMAR DEPABLO

1. Small Scale Comprehensive Plan Amendment Petition Submitted by 
Cabot Citrus OpCo, LLC (CPAM2501)

16002

BOARD SITTING IN ITS QUASI-JUDICIAL CAPACITY

STANDARD

DEVELOPMENT SERVICES PLANNING DIRECTOR OMAR DEPABLO

2. Rezoning Petition Submitted by Coastal Engineering Associates, Inc., on 
Behalf of Cabot Citrus OpCo, LLC, a Foreign Limited Liability Company 
for Property Located on Hebron Church Road (H2513)

15999

3. Rezoning Petition Submitted by Kim K. Poteet and Shane M. Duryea for 
Property Located on Cecil Court (H2506)

15997

4. Rezoning Petition Submitted by Francisco Antonio Chacon Herrera for 
Property Located on Square Stone Street (H2476)

15996

5. Rezoning Petition Submitted by Brandon C. Burich, Matt A. Burich and 
Dream Custom Homes, Inc., for Property Located on Evening Star 
Avenue (H2504)

15995

6. Rezoning Petition Submitted by Desmond Manor on Behalf of Mavaro, 
LLC, as Trustee of 11472 Sunshine Grove Road Land Trust Agreement 
U/A/D February 8, 2023 for Property Located on Sunshine Grove Road 
(H2503)

15994

7. Rezoning Petition Submitted by Joseph M. Mason, Jr., Esq. on Behalf of 
Shady Oaks Project, LLC, for Property Located on Treiman Boulevard 
(H2515)

16000

8. Master Plan Revision and Rezoning Petition Submitted by Meritage 
Homes of Florida, Inc., R. Tyler Vansant, Esq. on Behalf of R. Thomas 
Chapman, Jr., as Trustee of R. Thomas Chapman, Jr., Family Trust 
Dated February 18, 1097, as Amended and Restated January 23, 2009, 
for Property Located on Elgin Boulevard (H2478)

15998
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Agenda July 1, 2025Land-Use Meeting

E. DEVELOPMENT SERVICES PLANNING DIRECTOR OMAR DEPABLO

Petition Submitted by Gary J. McBee and Valerie A. McBee for Family 
Hardship Relief From Subdivision Regulations

16012

F. BOARD OF COUNTY COMMISSIONERS

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

G. ADJOURNMENT
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Meeting: 07/01/2025
Department: Planning & Zoning Rezoning

Prepared By: William Hunt
Initiator: Omar DePablo

DOC ID: 16041
Legal Request Number: 25-303

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Final Plat for Cabot Citrus Farms Phase 1B
TITLE

BRIEF OVERVIEW
The final plat for Cabot Citrus Farms Phase 1B project has been prepared and is ready for 
Board approval and signature. Developer Cabot Citrus Opco, LLC has posted a performance 
bond in the amount of $6,698,130.29 to secure the related subdivision. 

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

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

RECOMMENDATION
It is recommended that the Board approve the final plat for Cabot Citrus Farms Phase 1B, 
authorize the Chairman’s signature thereon, and accept the performance bond from Atlantic 
Specialty Company in the amount of $6,698,130.29.

Omar DePablo Escalated 06/13/2025   5:17 PM
KayMarie Griffith Approved 06/16/2025   3:39 PM
Pamela Hare Approved 06/24/2025   2:48 PM
Victoria Anderson Approved 06/25/2025   8:20 AM
Heidi Prouse Approved 06/25/2025   8:38 AM
Toni Brady Approved 06/25/2025   9:18 AM
Jeffrey Rogers Approved 06/26/2025   6:24 AM
Colleen Conko Approved 06/26/2025   8:02 AM

REVIEW PROCESS

Page 1

4



5



6



7



 
    




 
  




 

 

 


  

  






 

 
  

 

 


  

 


  


  

  





  
 

 
  


  
   

 

 

–  

June 25, 2025

8



32

33

34

35

36

37

22

10

41

48

39

38

40

42

55

49

46

52
47

53

65

51

50

54

58

62

57

56

61

63

59

60

64

68

67

75

66

71
70 69

72

45

73

74 76

44

43

PARKING
TRACT-5PARKING

TRACT-4

OPEN SPACE
TRACT-3

OPEN SPACE
TRACT-2

GRANGE
TRACT

OEPN SPACE
TRACT-4

ACCESS PATH
TRACT-H

DRAINAGE
TRACT

PARKING
TRACT

PARKING
TRACT-1










9



32

33

34

35

36

22

10

38

OPEN SPACE
TRACT-2

PARKING
TRACT-1

10



35

36

37

41

39

38

40

42

46

52

47

53

51

OPEN SPACE
TRACT-3

OPEN SPACE
TRACT-2

GRANGE
TRACT

11



37

48

49

46

52

47

53

51

50

72

45

73

74

44

43

PARKING
TRACT-5

PARKING
TRACT-4

OPEN SPACE
TRACT-3

GRANGE
TRACT

OEPN SPACE
TRACT-4

PARKING
TRACT

ACCESS PATH
TRACT-H

12



55

52

53

65

51

50

54

58

62

57

56

63

64

68

67

75

66

71

70
69

72

73

74

76

PARKING
TRACT-5

ACCESS PATH
TRACT-H

DRAINAGE
TRACT

13



55

52

53

51

54

58

62

57

56

61

59

60

68

70
69

ACCESS PATH
TRACT-H

14



Meeting: 07/01/2025
Department: Planning

Prepared By: Carrie Cline
Initiator: Omar DePablo

DOC ID: 15941
Legal Request Number: 

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Release of Maintenance Security for Waterford f/k/a Cortez Oaks Phase 2A
TITLE

BRIEF OVERVIEW
Waterford (FKA - Cortez Oaks Phase 2A) is at the end of the maintenance period and has 
been found to be in acceptable condition by the Hernando County Department of Public 
Works, Utilities Development, Zoning Subdivisions and Fire Services.  The Waterford (FKA - 
Cortez Oaks Phase 2A) subdivision will have maintenance responsibility for roads, water and 
sewer infrastructure.

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

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

RECOMMENDATION
It is recommended that the Board approve the release of Maintenance Bond in the amount of 
$428,122.65 for Waterford (FKA - Cortez Oaks Phase 2A) posted by developer Oak Hill Land 
LLC.

Omar DePablo Escalated 05/21/2025   5:17 PM
KayMarie Griffith Approved 05/22/2025   9:33 AM
Toni Brady Approved 05/22/2025  12:58 PM
Pamela Hare Approved 05/27/2025   1:50 PM
Victoria Anderson Approved 05/28/2025   9:26 AM
Heidi Prouse Approved 05/29/2025  10:41 AM
Colleen Conko Escalated 05/30/2025   7:58 AM
Jeffrey Rogers Approved 06/18/2025   5:31 AM
Colleen Conko Approved 06/18/2025   8:45 AM

REVIEW PROCESS
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Meeting: 07/01/2025
Department: Planning

Prepared By: Dlnigro Nigro
Initiator: Omar DePablo

DOC ID: 16002
Legal Request Number: LR-2025-268-2

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Small Scale Comprehensive Plan Amendment Petition Submitted by Cabot Citrus OpCo, LLC 
(CPAM2501)

TITLE

BRIEF OVERVIEW
Request:
Small Scale Comprehensive Plan Amendment to change the Future Land Use Map on a 
10.07-acre parcel from Rural to World Woods PDD

General Location:
West of Hebron Church Road and North of US Highway 98

P&Z Action:
On May 12, 2025, the Planning and Zoning Commission voted 4-0 to recommend approval of 
the Small-Scale Comprehensive Plan Amendment. 

FINANCIAL IMPACT
A matter of policy.  No financial impact.

LEGAL NOTE
The Board, voting in the majority, is authorized to transmit the proposed Comprehensive Plan 
Amendment to the designated review agencies in accordance with Chapter 163, part II, 
Florida Statutes.  Chapter 23, Article I, Section 23-3 of the Hernando County Code of 
Ordinances requires that an amendment to the comprehensive plan may be transmitted to the 
Florida Department of Economic Opportunity (DEO) upon an affirmative vote of three (3) 
members of the Board of County Commissioners.

RECOMMENDATION
It is recommended that the Local Planning Agency and the Board of County Commissioners 
review the proposed amendment and determine whether to recommend approval as a 
small-scale amendment.

Omar DePablo Escalated 06/04/2025   5:18 PM
KayMarie Griffith Approved 06/16/2025   3:34 PM
Albert Bertram Approved 06/17/2025   9:27 AM
Pamela Hare Approved 06/20/2025   4:05 PM
Victoria Anderson Approved 06/23/2025   9:27 AM
Heidi Prouse Approved 06/23/2025  10:21 AM
Toni Brady Approved 06/25/2025   8:35 AM
Jeffrey Rogers Approved 06/26/2025   6:27 AM
Colleen Conko Approved 06/26/2025   8:03 AM

REVIEW PROCESS
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HBRNANDO COUNTY COMPREHENSIVE
PLAN AMENDMENT PETITION (CPAM)

Darc. 02/27/2025

Op

Application request ftheck one)i

E Small Scale - Map Only (10 acres or less)

E Large Scale Text Amendment (More than 10 acres)

E Large Scale Map Amendment (More than 10 acres)

PRINT OR TYPE ALL INFORMATION

File No. Official Date Stamp

CPftrnzr,ol
RECEIVED

MAR 0 5 20?5

Hemando County Development $rvices
Zoning Division

Cabot Citrus OpCo LLC

Address: 1 7590 Ponce De Leon Blvd.

APPLICANT NAME:

City: Brooksville State: 34614

Phone: (813) 694-6'1 30 Effiail. mmotes@thecabotcollection.com

Property owner's n mei (if not the applicant)

REPRESENTATIVE/CONTACT NAME
Company 1r146s. Coastal

Address. 966

Associates, lnc.

City: Brooksville State: FL 34601

Phone: 352-796-9423 Fmoil. permits@coastal-engineering.com

HOME OWNERS ASSOCIATION: E Yes E No (f applicabteprovidename)

Contact Name:
Address:

PROPERTY INFORMATION
PARCEL(S) KEY NUMBER(S): 00555624

SECTION 02 TOWNSHIP 21 RANGE 18

Size ofarea covered by application: 10.07

Future Land Use Map Classification (if applicable)' Rural

Desired Map Classificall6n: World Woods PDD

Desired Text Amendment:

Has a public hearing been held on this property within the past twelve months? E Yes M No
Will expert witness(es) be utilized during the public hearings? E Yes E No (If yes, identifu on an attached list.)
Will additional time be required during the public hearing(s) and how much? E Yes M No (Time needed:

PROPERTY OWNER AFFIDIVAT

I, David Bennett, Vice President of CABOT CITRUS OPCO LLC , have thoroughly examined the instructions for filing this
application and state and affirm that all information submitted within this petition are true and correct to the best of my knowledge and
beliefand are a matter ofpublic record, and that (check one):

E I am the owner of the properly and am making this application OR

M I u- the owner of the property and am authorizing (applicant); CABOT CITRUS OPCO LLC
and lrepresenrative. if applicable), Coastal Engineering Associates, lnc.
to submit an application for the described properly

Signahtre of Property Owner(David Bennett, as Vice President of
STATE OF FLORIDA Cabot Citrus OpCo LLC, on behalf of

such entity as

1.

2.
J.

4.
5.

6.

7.

8.

9. )

COUNTY OF HERNANDO
The acknow

Signature of Notary Public

Effective Date: 11/8/16 Last Revision: 612117

CPAM Application Form_06-02- I 7.Docx

me this dayof
who is personally known to or produced

Owner)
1t^

2Ei--:), bv

&rZ--^U--^*- rul^ rS
DEBRAJANE MACDOIiIAI.D
Nomry Publk
State ofFlorida
CommtHH3!14379
Eplrcs1U2U2025

as identification.

Notary Seal/Stamp

Page I of I

State:_ Zip:_
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CABOT CITRUS FARMS-PENTZ PARCEL

SMALL SCALE FUTURE LAND USE MAP AMENDMENT AND REZONING

APPLICATION

PARCEL KEY 555624

General

The subject parcel consists of 10 acres lying within Section 2, Township 21, Range 18 East and

located west of Hebron Church Road and north of US 98 (Ponce De Leon Blvd.). The property is

identified by parcel key 555624. Please see Figure 1 for the property location and aerial.

Figure l. Cabot Citrus Farms-Pentz (Key no.555624) Aerial & Location Map

\
p

"";?..

ft l,s{
I

;\ H
.t : 

".t*

-.7_{r.{: 
,

a, r)E tr-

I

la.l

, t tl

/
F--\.

\Ft'l1
I

t{

/
tk

21



Site Characteristics:

The site is heavilywooded, and currenttyvacant.

Request:

The request is a Smatt Scate Comprehensive Ptan Future Land Use Map Amendment to change the

current land use designation from Rurat to the Wortd Woods Ptanned Devetopment District (PDD)

and to change the present zoning from Agricutture to Combined Ptanned Devetopment Project

(CPDP) to attow uses consistent with the Cabot Citrus Farms Resort Ptanned Devetopment Project.

The site is entirety surrounded by the Cabot Citrus Farms Resort, witt be incorporated into the resort,

and witt be utitized primarity as open space with the western end of the parcet used in conjunction

with resort residentiat dwettings. The site witt be devetoped in accordance with the performance

conditions and entittements previousl.y approved for the Cabot Citrus Farms Ptanned Devetopment

CPDP. See the attached Appendix to this narrative.

Current Land Use and Zoning:

The current land use designation on the site is Rural accordingto the Hernando County 2040

Comprehensive Plan. Please see Figure 2 for the current land use designation.

ad FTJTL.,F'E LAN
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Figure 2. Cabot Citrus Farms-Pentz (Key no.555624) Gomprehensive Future Land Use Map
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The site is currently zoned Agriculture (AG). Please see Figure 3 for the current zoning

designation.
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Figure 3. Cabot Gitrus Farms-Pentz (Key no.555624) Current Zoning Map

AG
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Surrounding Zoning and Land Use:

The fottowing tabte identifies the zoning ctassifications and Comprehensive Ptan Future Land

Use Map designations for surrounding properties.

Comprehensive Plan ConsistencY:

The site is currently designated as Rural by the Hernando County 2040 Comprehensive Plan

and is completely surrounded by the World Woods Planned Development District. The

proposed amendment to the Future Land Use Map would designate the site as Planned

Development District (PDD) and the site would be bound by the Goals, Objectives and

policies of the 2040 Comprehensive Plan Future Land Use Element that apply to the World

Woods PDD designation. No additional text amendments are proposed or contemplated.

Environmenta[:

A pretiminary environmentaI site visit was conducted on March 3,2025. The fottowing is a

brief summary:

o The subject property is heavil,yforested with an assembtage of [aurel oak, live oak,

southern magnotia, and stash pine trees.
o The groundcover contains teaf Litter, pine straw, patches of Cogan grass (exotic)and

various vine species.
o No state or federatl,y tisted species were detected.
o No wettands were detected.

The performance conditions and entitlements associated with Cabot Citrus Farms establishes

clear expectations for the protection of environmental features associated with the project.

Property
Description

ZONING FLUM

North Cabot Citrus Farms
gol.f and
maintenance facititY

Combined Ptanned
Devetopment Project

(PDD)Wortd Woods
Ptanned
Devetop ment Dlstrict

South Vacant Combined Ptanned
Devetopment Project

(PDD)Wortd Woods
Ptanned
Devetopment District

EaSt Vacant Combined Ptanned
Devetopment Project

(PDD)Wortd Woods
Ptanned
Devetopment District

West Cabot Citrus Farms
todging and gotf

Combined Ptanned
Devetopment Project

(PDD)Wortd Woods
Ptanned
Devetopment District

24



Any applicable performance standards will be met during the engineering phases associated

with the Pentz parcel.

Topography:

Topography on the site ranges from 80' on the edge of the site to 94' in the site center. See

Figure 4 for the site topograPhY.

t,

Figure 4. Cabot Citrus Farms-Pentz (Key no.555624) Topography Map
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Floodplain:

The subject site is tocated on the Federat Emergency Management Agency (FEMA), Ftood

lnsurance Rate Map (FIRM) community panel, 12O53COO53D, effective date of February 2nd,

2012. As depicted in figure 5, there is no ftoodptain on the site, however smatl areas

scattered around the subject site are within the 1O0-year ftoodptain and are designated AE.
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Figure 5. Cabot Citrus Farms-Pentz (Key no.555624) Ftoodptain Map
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Soils:

The soils associated with this site are Kendrick Fine Sand. The Kendrick series consists of well

drained, slowly to moderately slowly permeable soils on nearly levelto sloping areas in the

Coastal Plain. Slopes range from 0 to 8 percent. Figure 6 identifies the soiltypes.

r!q

L.qand Ai n

Figure 6. Cabot Citrus Farms-Pentz (Key no.555624) Soit Map
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Public Facility lmpacts:

Utilities:

The site witt be served by Hernando County Utitities for sewer, and a private on-site water

system. Other utitities inc[ude Etectricity to be provided by Withtacoochee River E[ectric

Cooperative, Naturat Gas provided byTECO Peoptes Gas, and lnternet provided by AT&T

and/or Spectrum.

Solid Waste:

Sotid waste generation witt be minima[, and pick-up witt be by a County authorized private hauter.

Drainage

The exact size and tocation of drainage retention areas wi[[ be determined during the engineering

design phase. The f inat drainage design witt be permitted in accordance with the requirements of the
Southwest Ftorida Water Management District (SWFWMD and Hernando County).

Parks:

No impact upon the County park system is anticipated.

Schools:

The proposed use witt not generate any students and witl have no impact on the Hernando

County Schoot District.

Roads.'

The site witt be incorporated into the overall master ptan for Cabot Citrus Farms and witt meet the
previous performance conditions and standards retated to access and transportation.
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APPEN D IX

Land Use Entitlements-Cabot Citrus Farms
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MASTER PLAN REVISION CASE H.24-23

STAFF REPORT

STAFF RECOMMENOATION TO THE PLANNING ANO ZONING COMMISSION

AUGUST 6, 2024

It is recommended that the Planning and Zoning Commission recommend the Board of

County Commissioners adopt a Resolution approving the Petitioner's request to Establish

a Master Plan on property zoned CPDP (Combined Planned Oevelopment Project) with

deviations and with the following petitioner suggested underlined and strikethrouqh

performance conditions detailed within Appendix A of this Staff Report.

PLANNING ANO ZONING COMMISSION ACTION
AUGUST ',tz,2024

On August 12.2024, the Planning and Zoning Commission voted 5 to 0 to recommend

the Board of Counly Commissioners adopt a Resolution approving lhe petitioner's request

to Establish a Master Plan on property zoned CPDP (Combined Planned Development

Project) with devialions and with the petitioner suggested modified performance

conditions detailed in Appendix B of this staff report.

BOARD OF COUNTY COMMISSIONERS ACTION
SEPTEMBER 24, 2024

On September 24,2024 the Board of County Commissioners voted 4 to 0 to adopt a

Resolution approving the petitioner's request to establish a Master Plan on property

zoned CPDP (Combined Planned Oevelopment Pro,iect) with deviations and with

modified performance conditions detailed in Appendix C of this report.

Z:\PtANNING\Rezonangs!-l-24-23 Cabot Cifus OPCO. LLC\Slafi ReporhH-24-23 BOCC Actrm 9-24-24.Docx 1

RECOMMENOATIONS / ACTIONS
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BOARO OF COUNTY COMMISSIONERS MEETING SEPTEMBER 24,2024 ACTION

BOARO OF COUNTY COMMISSIONERS ACTION

On September 24.2024 the Board of County Commissioners voted 4 to 0 to adopt a
Resolution approving the petitioner's request to establish a Master Plan on property

zoned CPDP (Combined Planned Development Project) with deviations and with lhe
following petitioner suggested @g!l!g9l performance conditions:

The pro,iect (all phases) shall be limited to jrlqz residential units and 400.000

square feet of non-residential amenilies, in accordance with the Cabot Citrus
Farms Master Plan approval. The entitlements are consistent with the World
Woods Planned Development District (PDD). The residential unit entitlements are

based upon 2,1U.25 acres which includes the amount of PDD acreage placed in

public ownership and the acreage included in the Cabot Citrus Farms Master Plan

Approval. The density calculation is based upon a maximum density of one ( l) unit
pe||.25 gross acres v/ithin the World Woods Planned Development district as

outlined by Strategy 1.05 C (4) of the Hernando Counly 2040 Comprehensive Plan.

The frontage road requirement for the subject development is v/aived.

An updated floral/faunal survey shall be required wilh each conditional plat or
construction plan submittal as applicable.

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. lmplementation of Florida
Friendly Landscaping principles, techniques, and materials. and are designed to

1

3

4

5
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2. Non-residential amenities are limited to the following mix of uses:
. Community centers
. Clubhouses
. Gift shops
. Recreational Facilities (not limited to Racquet, Swim, Tennis, Gun Club,

etc.)
. Spa & Wellness
. Rental stores
. Restaurants
. MaintenanceFacilities
. Central Receiving and Resort Operations Facility
. Golf and Golf Facilities
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BOARO OF COUNTY COMMISSIONERS ACTION

On September 24,2024 the Board of County Commissioners voted 4 to 0 to adopt a

Resolution approving the petitioner's request to establish a Master Plan on property

zoned CPDP (Combined Planned Oevelopment Project) with deviations and with the

following petitioner suggested @g!!!99[ performance conditions:

The proiect lgll-phasggl shall be limited to lrzg residential units and 400.000

square feet of non-residential amenities, in accordance with the Cabot Citrus

Farms Master Plan approval. The entitlements are consistent wilh the World

Woods Planned Development District (PDD). The residential unit entitlements are

based upon 2,134.25 acres which includes the amount of PDD acreage placed in

public ownership and the acreage included in the Cabot Citrus Farms Master Plan

Approval. The density calculation is based upon a maximum density of one (1 ) unii
pet 1.25 gross acres within the World Woods Planned Development dislrict as

outlined by Strategy 1.05 C (4) of the Hernando County 2040 Comprehensive Plan.

Non-residential amenities are limited to the following mix of uses:

. Community centers

. Clubhouses

. Gfft shops

. Recreational Facilities (not limited to Racquet, Swim, Tennis, Gun Club,

etc.)
. Spa & Wellness
. Rental stores
. Restaurants
. MaintenanceFacilities
. central Receiving and Resort Operations Facility
. Golf and Golf Facilities

The frontage road reguirement for the subject development is waived.

An updated floral/faunal survey shall be required wilh each conditional Plat or
construction plan submittal as applicable.

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. lmplementation of Florida
Friendly Landscapingnr principles, techniques, and materials, and are designed to

2

3

4

5
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BOARO OF COUNTY COMMISSIONERS MEETING SEPTEMBER 24,2024 ACTION

conserve water and reduce pollutant loading to Florida's wellands and surface
VJATETS

The Builder/Developer shall provide new property owners wilh Florida-Friendly

Landscapingli Program informalion and encourage the use of the principles'

techniques, and landscaping recommendations. lnformatlon on the County's

Fertilizer Ordinance and fertilizer use is to be included. Educational information is

available through Hernando County Utilities Oepartment.

The petitioner shall be required to provide LIDAR and best available technology

practices to locate features that are present with each construction phase of

development or condilional plal process as applicable. The developer will utilize

the most up to date professionally accepted engineering practices to establish

protective standards and related buffer widths to protect active Karst features and

Special Protection Areas, unless filled/eliminated in accordance with SWFWMO

regulalions.

A Master Plan Revision shall be required for a portion of the site identified as

"Proposed Phase 2 Master Plan Area" prior to development.

9. ln coniunclion with each construction Phase of development or conditional plat

process as applicable, the developer shall coordinate with County and State

regulatory review agencies to determine the extenl of caves, other karst vulnerable

features, special prolection areas, and water resources that may be adversely

impacted by development. Any recommendations made by the regulatory review

agencies shall be incorporated into the required development permits.

10. The following shall be considered in conjunction with the construction plan phase

of development and/or conditional plat(s) for Phase 2:

a. The green industries best management practices and LID techniques for
stormwaler management.

b. Prolective bufiers and a Cave Protection Plan for County review and approval
based upon best engineering practices for the cave complex, special
protection areas and karst features to be preserved.

c. Protective karst buffers and wetlands lo be preserved shall have conservation
easements in favor of the Cabot Citrus Farms HOA or CDD placed over them

7
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at the time of final plal or the construction plan phase ol development as
applicable.

d. Karst fealures, direct connections, special protection areas and wetlands to
be modified or abandoned shall be completed in accordance with all
applicable County/SWFWMD regulations.

11. All roadway/utility corridors shall utilize best management practices and

techniques to minimize adverse impacts to the existing walershed.

13. A .5q!e!..,]E/!_d,g!!E!q shall be shown around all designated special
protection areas on each construction phase of development and/or condilional
plat process as applicable. Prohibited uses as identified in Chapter 28 of the
Hernando County Code of Ordinances shall meel the 500'selback surrounding
designated special protection areas, including landscape improvements for golf
courses, greens. fairways, or tees. Land associated with golf courses either
existing or maintained without the application of pesticides. fertilizers or other
horticultural chemicals ls not prohibited in special protection areas.

14. For any full-time residences on the site, the applicant must apply for and receive a
Finding of School Capacity from the School Dislrict prior to the approval of the
conditional plat or the functional equivalent. The Countywill only issuea certmcate
of concurrency for schools upon the School District's written determination that
adequate school capacity will be in place or under actual conslruction within three
(3) years of the issuance of subdivision approval, site plan approval, or the
functional equivalent for each level of school without mitigation. or with the
execution of a legally binding proportionate share mitigation agreement between
lhe applicant, the School District. and the County.

'15. A Traffic Access Analysis is required for this project. This Tratfic Access Analysis
is to include a queuing analysis. Any improvements identified by the Trafiic Access
Analysis shall be the responsibility of the developer.

16. The applicant shall notify FDOT when utilizing state roads and US Highway 98 to
access the subject development and coordinate wlth the FDOT when access and
drainage permits are required.

Z:\Pl-ANNING\RezonrngsUl-24-23 Cabot Cifus OPCO, LLC\Statl Reportut-24-23 BOCC Action 9-24-24.docx 5

BOARD OF COUNTY COMMISSIONERS MEETING SEPTEMBER 24,2024 ACTION

12. A surface drainage analysis for the Phase 2 area is required al the time of each
construction phase and/or conditional plat process as applicable.
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17. Modification to Hebron Church Road, including construction access and a haul

road to be approved by the County Engineer.

1 9. The petitioner shall be required to provide cross-access easements to the property

located within the development that is privately owned and not part of this master
plan.

20. Any building conskucted on the property shall not exceed lhree (3) occupied

stories. excluding any basement. provided such basement is surrounded by earth

on al least 50% of its perimeter. These buildings shall be no more than 60' in
height.

21. The petitioner shall provide a 100' building setback from privately-owned parcels.

along US Highway 98 and C.R. 491 .

22. Minimum Setbacks

. Front: 10'(Deviation from 25')

. Side (Detached Units): 5' (Deviation from 10')

. Side (Attached Units): 0' (lnternal-Between Units) (Deviation from 10')

. Rear: 10'(Deviation from 20')

Condominiums/Multifamily:

. Front: '10'(Deviation from 25')

. Side: 5'/0'(Oeviation from 10')

. Rear: 10' (Deviation from 20')

23. Minimum Lot Sizes:

. Single-Family Residential: 4,950 sq. ft. (Deviation from 6,000 sq. fi.)

. Resort Residenlial: 2,400 sq. ft. (Deviation from 6,000 sq. fi.)

24. Maximum Building Height: 3 occupied stories

Z.\PLANNING\Rezoningsul-24-23 Cabot Cifus OPCO, LLC\Slafi Report$l-24-23 BOCC Aclim 9-24-24.docr{ 6

'18. The roads, driveways and parking in this development shall be approved by the
County Engineer, or as modified by County approved varaance. As shown on the

master plan, three (3) access points to US 98, one (1) to CR 491, and one (1)

northem access as approved and permitted by Citrus County shall be allowed
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25. Minimum Non-ResidentialSetbacks:
. Front: 0' (Deviation from 35')
. Side: 0' (Deviation from 10')

. Rear: 0' (Deviation from 35')

26. All non-residenlial amenities shall be integrated into the development in a manner

consistent with the World Woods Planned DeveloPment District slrategies.

27. Appropriate sediment controts shall be in place Prior to site clearing with special

emphasis on karst features.

28. The Developer shall generate a project absorption schedule for the development.

This schedule shall be updated on an annual basis based upon actual home

occupancy and shall be provided to the Hernando County School District and the

Hernando County Planning Departmenl.

29. The petitioner shall provide a revised plan in compliance with all the performance

conditions within 30 calendar days of notification in writing of the final BCC action.

Failure to submit the revised plan will result in no furlher development permits being

issued.

Z:\PLANNING\Rezonings\tl-24-23 Cabot Cifus OPCO, LLC\Statl RepoIIH-24-23 BOCC Actim 9-24-24.docx 7
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RESOLUTTON NO. 202a - &E
WIIEREAS, Hcrrlarldo Coully has sdopted zonint rrguhlions PutEulnl to Seclion 125.01(l) srd
Chaolcr 163. lhndu Stotutei, which ruthoriz. the County to .GSuhtc th. usc of lrld in the
unincorporrtcd arcos of Hcmrndo Counl.v. Florid4 and lrla action oo thc rcquc$ hscin: 6nd

WHEREAS, thc HcrDsndo County Board of County CommissiorErs (BOCC) corductcd a duly
advenisod public hcadng to consi<ict thc rcqucst.d changcs in zoning on thc spccificd parccls in
Hcmardo Counly, Florida. as morc firlly describcd bclow,

NO$'TIIEREFOR.E. BE IT RESOL1ED BI'T}IE BOARD OF COI.'IITI' COMNIISSIONT]RS
OF HTRI{ANDO COUI\T}', FLOR,IDA. AS FOI,LO\IS:

APPLICANT: Csbot Citrus orcO. LLC

Fll.EtUnlBER: tl-24'21

REQTIEST Establish a Masrer PlaD oD Propcrty Zoncd CPDP (Combincd Planncd

Dcvelopmcnt Pmjcct) with dcviations
(;ENf,RAI.
LOCATION:

PARCEL KEI'
NUITT BDRS:

Norlhe&sl sidc of Porce De Leon Boulcvatd (US Hi8,h*ry 98), .pProrimatcly
2,2fi)' southasl of its intcrscrrion with 0!c Suncolsl Parkway

127331, 3273c0, t2277 t9, t27 569, 377685, 321934, t21952, 128096, l 35l9l I,
I t86t?5, 555651

REQUEST: Establish o Maslcr Plan on Propcrq Zonc{ CPDP (Combined Plannci

Devclopmcnt Projccl) with deviations.ss enumeretod in thc B(rcc Action, which

is incorporatcd hcrcin by rcfaencc and madc r ptrt hctlof Thc rcprescntllions
conlsind in the rezoning application stc incotporatcd hcrcin by rcfercncc und

madc a pan hcroof aod arc rclicd upon by thc County ro bc ttuc rnd corrcct. For
purJroscs lrcacin, il is p.rslrmcd thll all noticc and sdvetlising tlguitEmcnls have

hccn satisficd.

}INDINGS
OF FA(-T: ALl. of thc facts rnd cooditions sct fonh in $. Counl)'s sttlT mcmorand. and

orescnlcd to lhe BOCC in conncction $ith the public lrcoing tn thrs manct arc
imoroorrted hercin bv refet€oce and mlde I malcrisl pltr ofthis R.solulion as

rnteclal to the BOCCTs Action. Thc BOCC finds lhal $c t.stlmony and r6ord
ruoionrnr APPROVAL of thd tcqu6l lo bc crrdiblc rnd to colrrtirulc cotnpclcnl

"ulrltaniJ..=iaftilT 
tudu srippon rhcrcof' lhc Bocc rnekcs thc follo*ing

g,ccific findings of fact:

I Thc DroDoscd requcs! is consislant sith thc Counl)- s rdoptad
Compichhrsi*c Plai and is compatiblc with thc sunouoding land ust's

CONCLI.'SIONS
OF LA$': 'l-ht' 8(X'( rs autlrcnzed to 8cl on lhis manet pursuanl to Chlplcri 125 ,,d 163

l'knla Stotutt:t. Ac.ordingly. after public hearing and lslimony hern8 fully
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A(-l loN:

ADOPTT:D IN REGT]LAR SESSION TH rg^ITbA}' OF SEb*'c. 202A.

BOAnD OF COUNTI COntiIISSIONERS
H ERNANDO COI.INT}" FLORIDA

A-!- By,

{h!.{. Jr. !{rn.rud
clcrl of Clrcult Court & Comptrollcr Ch.irpersoo

APPRO!'ED AS TO TORM ANO I-E(iAL SI'I fICIENCY

yy l/tcbt2*itdoru*
('o!nt, Alorr.' otlic.

advisod in the reotd, and based upon c.mpctcot $b$iantisl cvidcnc., lhc BOCC
malcs thc following spccific carrlusions of hw:

I The proposcd rcqucst is consislcnt wirh rh. County's adoplcd
Compichinsivc Plan and is comp.liblc with thc rurroundhg lsnd uses.

Aftcr noticc and public bcrring, bascd upon th. recard in this mtltsr lnd ALL of
thc findings of frct atld conclusions oflsw lbovc, thc BOCC hcrcby AIPBOYES
The Esublidunent ofa Mascr Plan on Propcny Zoncd CPDP (Combinod Planncd

Dctclopmcnt Projcct) with dcvirtions 8s scl fonh in thc BOCC Aclion, *hich is

ircorporalcd hcrcin by reference and mode a Prn hctcof. Any rcqucsts. us.s'
vrririccs or cxcaptions thal wctc rcqucscd in co.Dcction with this rczoning
spplicltion bu not spccifically approrcd hcrcin arc hcrcby dccmcd DENIEQ.

J

:SEAL
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STAFF REPORT 
 

F:\CPAM\CPAM2501 Cabot Citrus OpCo LLC\CPAM2501 Staff Report.docx 1 

 
HEARINGS: Planning & Zoning Commission: May 12, 2025 

Local Planning Agency:  July 1, 2025 
Board of County Commissioners: July 1, 2025  
 

APPLICANT: Cabot Citrus OpCo LLC 
 
FILE NUMBER: CPAM2501 
 
REQUEST: Small Scale Comprehensive Plan Amendment to Change the Future 

Land Use Map on a 10.07-acre parcel from Rural to World Woods 
PDD 

 
GENERAL 
LOCATION: West of Hebron Church Road and North of US Highway 98 
 
PARCEL KEY 
NUMBERS:  555624 
 
 
DESCRIPTION OF PROPOSED AMENDMENT 
 
The proposed amendment is to change the Future Land Use on a 10.07-acre parcel from 
Rural to World Woods PDD. This change will bind the subject site to the objectives and 
strategies of the district and would not increase the overall development intensity.  
 
DESCRIPTION OF PROPOSED PROJECT 
 
A companion application has been submitted to rezone the subject site to AG 
(Agricultural) to CPDP (Combined Planned Development Project) to incorporate the site 
into the Cabot Citrus Farms Master Plan.  
 

Site Characteristics 
 
Total Site Size:    10.07 acres 
 
Surrounding Zoning: North:  Combined Planned Development Project  

 (Cabot Citrus Farms) 
  South: Combined Planned Development Project  

 (Cabot Citrus Farms) 
East:  Combined Planned Development Project 
 (Cabot Citrus Farms) 
West:   Combined Planned Development Project  

  (Cabot Citrus Farms) 
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Surrounding Land Use: North: Planned Development (World Woods Planned 

 Development District) 
  South: Planned Development (World Woods Planned 

 Development District) 
  East: Planned Development (World Woods Planned 

 Development District) 
  West: Planned Development (World Woods Planned 

 Development District) 
 
Current Zoning:   Agricultural 

IMPACTS OF PROPOSED AMENDMENT 
 
The current land use classification for the subject parcel is Rural. The petitioner’s request 
to incorporate the subject site into the World Woods Planned Development District will 
not provide entitlements to this specific site; instead, it will allow the uses and the 
development intensity to be utilized on the site as part of the larger master planning for 
the community. No additional impact is anticipated as a result of this amendment.   
 
COMPREHENSIVE PLAN CONSISTENCY  
 
The proposed Comprehensive Plan Amendment is consistent with the World Woods 
Planned Development District. As the site is completely surrounded by parcels currently 
within the PDD, the Comprehensive Plan Amendment would further fulfill the objectives 
and strategies of this district.  
 
World Woods Planned Development District 
 
Objective 1.05C:  Maximize the recreational and tourist potential of the World Woods  
   Golf Resort through the master planning of land uses and clustering 
   of residential units. 
 
Strategy 1.05C(1):  Establish a Planned-Development Land Use Category on the Future 

Land Use Map which allows for a mixture of the following land uses: 
Golf Courses, Clubhouse, Resort Residential Dwellings, 
Condominiums, Residential Dwellings, Resort Hotel and Ancillary 
Facilities (including but not limited to restaurant, pro shop, tennis 
club, parking, interim sewage treatment plan, etc.). 

 
Strategy 1.05C(2): Locate residential units, resort hotel, clubhouse, paved parking, 

interim sewage treatment plants and other buildings toward the 
interior of the district, no closer than 100 feet from abutting privately 
owned parcels or from U.S. 98 or C.R. 491. 

 
Strategy 1.05C(3):  Prepare a master plan with development standards for the utilization 

of the area prior to any construction approvals being issued. 
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Strategy 1.05C(4): The following are usage guidelines for the Master Plan. Residential 

density shall be a maximum of one (1) unit per 1.25 gross acres of 
land within the planned development district, with residential land 
use of no greater than 25% of the land area. Public access shall be 
from U.S. 98 and C.R. 491 only. The approved residential density 
shall include resort residential dwellings, condominiums, residential 
dwellings and resort hotel. Development of the residential land use 
within the planned development district shall include at least 660 
dwelling units in the resort residential dwellings and hotel categories.  

 
Strategy 1.05C(5): At least 70% of the total land area shall consist of open space, a 

category which includes the golf courses and practice areas. At least 
50% of the hammock shall be preserved. Wherever possible, areas 
of preserved hammock shall be connected by a corridor of natural 
hammock vegetation which may be crossed by golf cart paths. In the 
site planning of the property, the hammock preservation shall be 
established in such a fashion that at least 210 acres of upland shall 
be retained in the southern portion of the property, with Horse Lake 
and a 150 acre tract of upland hammock contiguous to the lake being 
retained as a continuous tract with only a boardwalk, or walking or 
jogging trails allowed. Walking and jogging trails shall be designed 
so as to preserve the habitat and wildlife species. The additional 60 
acres of upland must at least be inter-connected by corridors. The 
connections may only be broken by cart paths, walking trails and one 
entrance road.  

 
Strategy 1.05C(6): A 100' natural vegetative buffer shall be maintained around the 

perimeter of the PDD where it abuts privately-owned parcels. Where 
a natural vegetative buffer does not exist, the developer shall plant a 
vegetative buffer of natural species to meet the 100' standard.  

 
Strategy 1.05C(7): Prior to development approval, a geologic assessment of the 

proposed development areas must be secured by the developer and 
provided to the County. The assessment must be prepared by a 
qualified professional approved by the County. 

 
Strategy 1.05C(8): In areas of the property that may affect the cave feature known to 

exist, development approvals will not be issued until scientific 
information is provided by the developer to the County to assure that 
the cave will not be negatively impacted. Once sufficient scientific 
information is provided to determine an area above the cave where 
development should be limited or prohibited, a “preservation tract” 
will be established for that area. If development approvals are greater 
than one (1) unit per 3.18 gross acres of land within the PDD, an 
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appropriate environmental entity will be chosen to manage the 
preservation tract, with concurrence by the County.  

 
Strategy 1.05C(9): Floral and faunal surveys shall be conducted by appropriate state 

agencies and qualified scientists within subsurface geologic 
features. Protection shall be afforded new species.  

 
Strategy 1.05C(10): Development of the property within the District shall adhere to green 

industries Best Management Practices (BMPs), including Integrated 
Pest Management (IPM) (FDEP & FDCA, 2002. Protecting Florida 
Springs - Land Use Planning Strategies & Best Management 
Practices). Florida Yards & Neighborhoods (FYN) education shall be 
provided for individual lot owners. 

 
Comments:  An associated rezoning application (H2513) has been submitted for 

the subject parcel. If approved, the site will be incorporated into the 
Cabot Citrus Farms Master Plan and will be held to the conditions 
of approval associated therein.  

 
FINDINGS  
 
The request for a Comprehensive Plan Amendment to amend the Future Land Use Map 
from Residential to Commercial on a 10.07-acre tract (MOL) is appropriate based on the 
following conclusions: 

 
1. The request is consistent with the County’s Comprehensive Plan Strategies 

for the World Woods Planned Development District  
 
2. There is a corresponding rezoning application to incorporate the subject 

parcel into the Cabot Citrus Farms Planned Development District.  
 
3.  This Comprehensive Plan does not increase the development intensity or 

density; it simply incorporates the property into the PDD land use 
designation.  
 

STAFF RECOMMENDATION 
It is recommended that the Planning and Zoning Commission review the proposed 
amendment and determine whether to recommend approval to the Local Planning 
Agency and the Board of County Commissioners as a small-scale amendment. 
 

P&Z RECOMMENDATION 
On May 12, 2025, the Planning and Zoning Commission voted 4-0 to recommend 
approval of the Small-Scale Comprehensive Plan Amendment.  
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ORDINANCE NO. 2025 - _____ 1 
 2 

AN ORDINANCE AMENDING THE 2040 HERNANDO COUNTY 3 
COMPREHENSIVE PLAN BY AMENDING SECTION B RELATING TO 4 
THE FUTURE LAND USE MAP AS AFFECTING 10.07 ACRES OF LAND 5 
GENERALLY LOCATED WEST OF HEBRON CHURCH ROAD AND 6 
NORTH OF US HIGHWAY 98; PROVIDING FOR TRANSMITTAL OF 7 
ADOPTED CPAM-25-01 TO THE STATE LAND PLANNING AGENCY 8 
AND REVIEW AGENCIES; PROVIDING FOR APPLICABILITY; 9 
PROVIDING FOR SEVERABILITY; PROVIDING FOR CONFLICTING 10 
PROVISIONS; PROVIDING FOR FILING WITH THE DEPARTMENT OF 11 
STATE; AND PROVIDING FOR AN EFFECTIVE DATE. 12 

 13 
 WHEREAS, in 1985, the Florida Legislature adopted the Local Government Comprehensive 14 
Planning and Land Development Regulation Act (now known as the Community Planning Act), 15 
as set forth in Sections 163.3161 through 163.3215, Florida Statutes (the “Act”); and, 16 
 17 
 WHEREAS, on September 25, 2018, the Hernando County Board of County Commissioners 18 
(“BOCC”) adopted the 2040 Hernando County Comprehensive Plan (Ordinance 2018-16), within 19 
which, are included goals, objectives, and strategies used to guide future growth; and, 20 
 21 
 WHEREAS, the instant request is for the BOCC to amend Section B of the 2040 Hernando 22 
County Comprehensive Plan relating to the Future Land Use Map (attached as Exhibit “A” hereto 23 
and incorporated herein by this reference) hereinafter referred to as CPAM-25-01; and, 24 
 25 
 WHEREAS, CPAM-25-01 is an amendment to the County’s Future Land Use Map involving 26 
land that is 50 acres or less in size and which has been determined by the Hernando County 27 
Planning Department to constitute a “small scale development amendment” based upon the criteria 28 
set forth in Section 163.3187, Florida Statutes; and, 29 
 30 
 WHEREAS, small scale development amendments are exempt from state and regional review 31 
pursuant to Section 163.3187, Florida Statutes; and, 32 
 33 
 WHEREAS, the BOCC conducted a public hearing on July 1, 2025, in connection with the 34 
adoption of CPAM-25-01 as an amendment to the 2040 Hernando County Comprehensive Plan; 35 
and,  36 
 37 
 WHEREAS, upon enactment of this Ordinance, CPAM-25-01 will be transmitted as an 38 
adopted comprehensive plan amendment to the State Land Planning Agency and the other Review 39 
Agencies for filing. 40 
 41 
 NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY 42 
COMMISSIONERS OF HERNANDO COUNTY, FLORIDA: 43 
 44 
 SECTION I.  Recitals.  The recitals set forth above are true and correct and incorporated 45 
herein by this reference. 46 
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 1 
 SECTION II. Adopting CPAM-25-01. CPAM-25-01 (attached as Exhibit “A” hereto 2 
and incorporated herein by this reference) is hereby approved and adopted and the 2040 Hernando 3 
County Comprehensive Plan is amended accordingly, subject to the Effective Date provision 4 
(Section X) below. 5 
 6 
 SECTION III. Execution.  The Chairman of the Hernando County Board of County 7 
Commissioners is hereby authorized to execute this Ordinance, and all related documents.  8 
 9 
 SECTION IV. Transmittal of Adopted CPAM-25-01 to State Land Planning Agency 10 
and Review Agencies.  County staff shall transmit an executed copy of this Ordinance adopting 11 
CPAM-25-01 to the State Land Planning Agency and the other Review Agencies within ten (10) 12 
days of adoption hereof pursuant to Section 163.3184, Florida Statutes.  13 
 14 

SECTION V. Publication.  This Ordinance shall be published as required by law. 15 
 16 
 SECTION VI. Applicability.  This Ordinance shall be applicable throughout the 17 
unincorporated area of Hernando County. 18 
 19 
 SECTION VII. Severability.  It is declared to be the intent of the Board of County 20 
Commissioners that if any section, subsection, clause, sentence, phrase, or provision of this 21 
Ordinance is for any reason held unconstitutional or invalid, the invalidity thereof shall not affect 22 
the validity of the remaining portions of this Ordinance. 23 
 24 
 SECTION VIII. Conflicting Provisions.  Special acts of the Florida Legislature applicable 25 
only to unincorporated areas of Hernando County, Hernando County ordinances, County 26 
resolutions, or parts thereof, in conflict with this Ordinance are hereby superseded by this 27 
Ordinance to the extent of such conflict except for ordinances concerning either adoption or 28 
amendment of the Comprehensive Plan, pursuant to Chapter 163, Part II, Florida Statutes. 29 
 30 
 SECTION IX. Filing with the Department of State.  The clerk shall be and is hereby 31 
directed forthwith to send a certified copy of this Ordinance, or electronically transmit this 32 
Ordinance by email, to the Bureau of Administrative Code, Department of State, R.A. Gray 33 
Building, Room 101, 500 South Bronough Street, Tallahassee, Florida 32399-0250. 34 
 35 
 SECTION X. Effective Date.  This Ordinance shall take effect upon filing with the 36 
Florida Secretary of State; however, the adopted amendment (CPAM-25-01) shall take effect and 37 
be considered an amendment to the 2040 Hernando County Comprehensive Plan, if the 38 
amendment is not timely challenged, 31 days after the State Land Planning Agency notifies the 39 
local government that the plan amendment package is complete or as otherwise provided in 40 
Sections 163.3184 and 163.3187, Florida Statutes.  If timely challenged, this amendment shall 41 
become effective on the date the State Land Planning Agency or the Administration Commission 42 
enters a final order determining this adopted amendment to be in compliance.  No development 43 
orders, development permits, or land uses dependent on this amendment may be issued or 44 
commence before it has become effective.  If a final order of noncompliance is issued by the 45 
Administration Commission, this amendment may nevertheless be made effective by adoption of 46 
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a resolution affirming its effective status, a copy of which resolution shall be sent to the State Land 1 
Planning Agency.  2 
 3 
 BE IT ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS OF 4 
HERNANDO COUNTY, FLORIDA, ADOPTED IN REGULAR SESSION THIS 1st DAY 5 
OF JULY, 2025. 6 
 7 
           BOARD OF COUNTY COMMISSIONERS 8 
           HERNANDO COUNTY, FLORIDA 9 
 10 
 11 
 12 
Attest: ___________________________  By:  __________________________________ 13 
 DOUGLAS A. CHORVAT, JR.   BRIAN HAWKINS 14 
 CLERK OF CIRCUIT COURT    CHAIRMAN 15 
 AND COMPTROLLER 16 
 17 
 18 
 19 
 20 
 21 
 22 
 23 
 24 
 25 
APPROVED AS TO FORM AND LEGAL SUFFICIENCY 26 
 27 
By:  _____________________________________________ 28 
 County Attorney’s Office 29 
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Meeting: 07/01/2025
Department: Planning

Prepared By: Dlnigro Nigro
Initiator: Omar DePablo

DOC ID: 15999
Legal Request Number: LR-2025-268-2

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Rezoning Petition Submitted by Coastal Engineering Associates, Inc., on Behalf of Cabot 
Citrus OpCo, LLC, a Foreign Limited Liability Company for Property Located on Hebron 
Church Road (H2513)

TITLE

BRIEF OVERVIEW
Request:
Rezoning from AG (Agricultural) to CPDP (Combined Planned Development Project) and 
Incorporation into Cabot Citrus Farms Master Plan

General Location:
West of Hebron Church Road and North of US Highway 98

P&Z Action: 
On May 12, 2025, 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 Rezoning 
from AG to CPDP and incorporation into Cabot Citrus Farms master plan in accordance with 
the conditions of approval approved by the Board of County Commissioners for rezoning case 
H-24-23.

FINANCIAL IMPACT
A matter of policy.  No financial impact.

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

RECOMMENDATION
It is recommended that the Board adopt and approve the Chairman’s signature on the 
attached resolution approving the petitioner’s request for a rezoning from AG to CPDP and 
incorporation into Cabot Citrus Farms master plan in accordance with the conditions of 
approval approved by the Board of County Commissioners for rezoning case H2423.

Omar DePablo Escalated 06/03/2025   5:18 PM
KayMarie Griffith Approved 06/16/2025   3:34 PM
Albert Bertram Approved 06/17/2025   9:27 AM
Pamela Hare Approved 06/20/2025   3:59 PM

REVIEW PROCESS

Page 1
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Resolution (ID # 15999) Meeting of July 1, 2025

Victoria Anderson Approved 06/23/2025   9:24 AM
Heidi Prouse Approved 06/23/2025  10:13 AM
Toni Brady Approved 06/25/2025   8:32 AM
Jeffrey Rogers Approved 06/26/2025   6:30 AM
Colleen Conko Approved 06/26/2025   8:03 AM

Page 2
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HERNANDO COUNTY ZONING AMENDMENT PETITION

DO Application to Change a Zoning Classification

Application reqtest Gheck ane) |

Rezoning 0 Standard tr PDP

Master Plan E New E Revised

PSFOD tr Communication Tower E Other
PRINT OR TYPE ALL INFORMATION.

R \9

1.aft. 0212712025

MAR 0 5 2025

Homando County Devsloptllent SerYirs

Zodng DMsitxl

File No. Date Stampl

RECEIVED

Cabot Citrus OpCo LLC

Address: 17590 Ponce De Leon Blvd
APPLICANT NAME

City Brooksville State: FL zip 34614
Phone: (81 3) 694-6130 Email mmotes (dthecabotcollection.com
Property owner's namei (ifnat the applican,

REPRESENTATIVE/CONTACT NANIE

Company Name: Coastal Enqineerinq Associates, Inc.
Address 966 Candleliqht Blvd
City Brooksville State: FL zip 34601
Phone: 352-796-9423 Email: permits@coastal-engineering.com

HOME OWNERS ASSOCIATION:
Contact Name
Address: City State:_ Zip

PROPERTY INFORMATION:

Culrent zoning classifi cation
Desired zoning classifi cation

I
2

3
4
5

6

7

8

9

PARCEL(S) KEY NLMBER(S)
SECTION 02

00555624
TOWNSHIP 21 RANCE 18

ricultural
CPDP

Highway and street boundaries: Hebron Church Rd
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 additionaltime be required during the public hearing(s) and how much?

tr YesE No
tr YesE No (lfyes, identify on an attached list.)
tr Yesd No ( I ime needed

PROPERTY OWNER AFFIDIVAT

CABOT CITRUS OPCO LLC
and (representdtire, { applicable) Coastal Enqineerinq Associates, lnc.

Signal re ofPropery Otrr€,' (David Bennett, as Vice President of
Cabot Citrus OpCo LLC, on behalfofS7'ATE OF FLORIDA

COUNTY OF HERNANDO such entity as
a€

20 J._ J,by'the going instlum was ack
/4

nowledged be

Signature of Notary Public

Effective Date: I l/8/16 Last Revision

day of
as identification

Notary Seal/Stamp

Rezoning Application f orm_1 l-08-16.Docx

1 r/8/16

who is personally known to me or produced

Page I of I

7..t

\.

tr Yes O No ftfopplicabte proride none)

Size ofarea covered by application: 10.07

)

I, David Bennett, Vice President of CABOT CITRUS OPCO LLC , have thoroughly examined the instructions for filing this
application and state and affirm that all information submitted within this petition are true and correct to the best ofmy knowledge and
beliefand are a matter ofpublic record, and that (check one):

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

Z I am the owner of the property and am a$horizing (applicanr:

to submit an application for the described property.
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CABOT CITRUS FARMS-PENTZ PARCEL

SMALL SCALE FUTURE LAND USE MAP AMENDMENT AND REZONING

APPLICATION

PARCEL KEY 555624

General

The subject parcel consists of L0 acres lying within Section 2, Township 21, Range 18 East and

located west of Hebron Church Road and north of US 98 (Ponce De Leon Blvd.). The property is

identified by parcel key 555624. Please see Figure l for the property location and aerial.

Figure l. Cabot Citrus Farms-Pentz (Key no,555624) Aerial & Location Map

. l.r nl.i
a

ITr aiIt
II

r

4

r,,

,i

.]

I

f

u

t

{

I

{f.

60



Site Characteristics:

The site is heavity wooded, and currentty vacant.

Request:

The request is a Smatt Scate Comprehensive Ptan Future Land Use Map Amendment to change the

current land use designation from Rural to the Wortd Woods Ptanned Development District (PDD)

and to change the present zoning from Agricutture to Combined Planned Devetopment Project
(CPDP) to attow uses consistent with the Cabot Citrus Farms Resort Ptanned Devetopment Project.

The site is entirety surrounded by the Cabot Citrus Farms Resort, witt be incorporated into the resort,

and witt be utitized primarity as open space with the western end of the parcel used in coniunction
with resort residentiat dwettings. The site witt be devetoped in accordance with the performance

conditions and entittements previousty approved for the Cabot Citrus Farms Ptanned Devetopment

CPDP. See the attached Appendix to this narrative.

Current Land Use and Zoning:

The current land use designation on the site is Rural according to the Hernando County 2040

Comprehensive Plan. Please see Figure 2 for the current land use designation.

zroo 200 o
1 anch : :roo taot

Figure 2. Cabot Citrus Fa.ms-Pentz (Key no.555624) Comprehensive Future Land Use Map

PltlrEd ar-w!,oP.tr ra
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The site is currently zoned Agriculture (AG). Please see Figure 3 for the current zoning

designation.

CTDPI

Figure 3. Cabot Citrus Farms-Pentz (Key no.555624) Current Zoning Map

AG
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Surrounding Zoning and Land Use:

The fottowing tabte identifies the zoning classif ications and Comprehensive Ptan Future Land

Use Map designations for surrounding properties.

The site is currently designated as Rural by the Hernando County 2040 Comprehensive Plan

and is completely surrounded by the World Woods Planned Development District. The

proposed amendment to the Future Land Use Map would designate the site as Planned

Development District (PDD) and the site would be bound by the Goals, Objectives and

Policies of the 2040 Comprehensive Plan Future Land Use Element that apply to the World

Woods PDD designation. No additional text amendments are proposed or contemplated.

Environmental:

A pretiminary environmentaI site visit was conducted on March 3,2025. The fottowing is a

brief summary:

. The subject property is heavi[y forested with an assemblage of lauretoak, tive oak,
southern magno[ia, and slash pine trees.

. The groundcover contains teaf titter, pine straw, patches of cogan grass (exotic) and
various vine species.

. No state or federa[[y [isted species were detected.

. No wetlands were detected.

The performance conditions and entitlements associated with Cabot Citrus Farms establishes

clear expectations for the protection of environmental features associated with the project.

Property
Description

ZONING FLU M

No rth Cabot Citrus Farms
gott and
maintenance facitity

Combined Ptanned
Devetopment Project

(PDD) Wortd Woods
Ptanned
Devetopment District

South Vacant Combined Ptanned
Devetopment Project

(PDD) Wortd Woods
Planned
Devetopment District

East Vacant Combined Ptanned
Devetopment Project

(PDD) Wortd Woods
Ptanned
Devetopment District

West Cabot Citrus Farms
todging and gotf

Combined Ptanned
Devetopment Project

(PDD) Wortd Woods
Ptanned
Devetopment District

Comprehensive Plan Consistency:
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Any applicable performance standards will be met during the engineering phases associated

with the Pentz parcel.

Topography:

Topography on the site ranges from 80'on the edge ofthe site to 94'in the site center. See

Figure 4 for the site topography.

65

Figure 4. Cabot Citrus Farms-Pentz (Key no.555624) Topography Map
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Floodplain:

The subject site is tocated on the FederaI Emergency Management Agency (FEMA), Ftood

Insurance Rate Map (FIRM) community panet 12053C0053D, effective date of February 2"d,

2012. As depicted in figure 5, there is no floodptain on the site, however smatl areas

scattered around the subject site are within the 100-year ftoodplain and are designated AE.

I

FEMA FLOOD ZONE MAP 400 200
1 inch = 2OO t€elE A Flood Zon..

LD-ZOXE
IoI^.

Figure 5. Cabot Citrus Farms-Pentz (Key no.555624) Ftoodplain Map
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Soils:

The soils associated with this site are Kendrick Fine Sand. The Kendrlck series consists of well

drained, slowly to moderately slowly permeable soils on nearly level to sloping areas in the
Coastal Plain. Slopes range from 0 to 8 percent. Figure 6 identifies the soil types.

E

NRI:S SOII S MAP

L

i

'55

Figure 6. Cabot Citrus Farms-Pentz (Key no.555624) Soit Map
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Public Facility lmpacts:

Utilities:.

The site witt be served by Hernando County Utitities for sewer, and a private on-site water
system. Other utitities inctude Etectricity to be provided byWithtacoochee River Etectric

Cooperative, Natura[ Gas provided byTECO Peoptes Gas, and lnternet provided by AT&T

and/or Spectrum.

Solid kvaste.'

Sotid waste generation witt be minimat, and pick-up witt be by a County authorized private hau[er.

Drainage

The exact size and tocation of drainage retention areas wilt be determined during the engineering
design phase, The finaldrainage design witl be permitted in accordance with the requirements of the
Southwest Ftorida Water Management District (SWFWMD and Hernando County),

Parks:

No impact upon the County park system is anticipated.

Schools.'

The proposed use witt not generate any students and witl have no impact on the Hernando
County SchooI District.

Roads.'

The site witt be incorporated into the overatl master ptan for Cabot Citrus Farms and witt meet the
previous performance conditions and standards retated to access and transportation.
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Figure 7. Cabot Citrus Farms-Pentz Rezoning Master Plan Revision
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APPENDIX

Land Use Entitlements-Cabot Citrus Farms
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MASTER PLAN REVISION CASE H-24-23

RECOMMENDATIONS / ACTIONS

STAFF RECOMMENOATION TO THE PLANNING ANO ZONING COMMISSION
AUGUST 6,2024

It is recommended that the Planning and Zoning Commission recommend the Board of
county commissioners adopt a Resolution approving the petitioners request to Establish
a Master Plan on property zoned CPDP (Combined planned Development project) with
deviations and with the following petitioner suggested underlined and strikethrou qh
performance conditions detalled within Appendix A of this Staff Reporl.

BOARO OF COUNTY COMMISSIONERS ACTION
SEPTEMBER 24, 2024

On September 24.2024 the Board of County Commissioners voted 4 to O to adopt a
Resolution approving the petitioner's request to establish a Master plan on property
zoned CPDP (Combined Planned Oevelopment project) with deviations and with
modified performance conditions detailed in Appendix C of this report.

STAFF REPORT

PLANNING AND ZONING COMMISSION ACTION
AUGUST 12,2024

On August 12.2024, the Planning and Zoning Commission voted S to O to recommend
the Board of Counly Commissioners adopt a Resolution approving the petitionels request
to Establish a Masler Plan on property zoned CPDP (Combined ptanned Development
Project) with deviations and with the petitioner suggested modified performance
conditions detailed in Appendix B of this staff report.

Z:Wl-ANNING\RezoningsUl-24-23 Cabot CItrus OPCO. LLClStan ReportH-24-23 BOCC Actldr 9-24_24.Docx 1
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission: May 12, 2025 
Board of County Commissioners: July 1, 2025 

APPLICANT: Cabot Citrus OpCo LLC 

FILE NUMBER:  H-25-13 

REQUEST: Rezoning from AG (Agricultural) to CPDP (Combined Planned Development 
Project) and Incorporation into Cabot Citrus Farms Master Plan 

GENERAL 
LOCATION: West of Hebron Church Road and North of US Highway 98 

PARCEL KEY 
NUMBER(S): 555624 

APPLICANT’S REQUEST 
The applicant is requesting the subject 10-acre parcel be rezoning from AG (Agricultural) to CPDP 
(Combined Planned Development Project) to allow uses consistent with the World Woods 
Planned Development District future land use classification and the Cabot Citrus Farms Planned 
Development Project.   

This parcel has been recently acquired by Cabot Citrus OpCo LLC. No increases to the 
development density and/or intensity are being requested through this rezoning petition.  

The subject site will be incorporated into the Cabot Citrus Master Plan and will be bound by the 
performance conditions as approved in file H-24-23.   

COMPREHENSIVE PLAN REVIEW 
A companion Small-Scale Comprehensive Plan Amendment has been submitted for the subject 
site to change the future land use to Planned Development District (CPAM2501). Upon approval 
of this amendment, this rezoning application will be consistent with the World Woods Planned 
Development District and will be bound by the Goals, Objectives and strategies therein.  

FINDINGS OF FACT 
The application to rezone the subject parcel from AG to CPDP and incorporate the parcel into the 
Cabot Citrus Farms master plan is appropriate based on the following:  

1. Upon approval of the associated Comprehensive Plan Amendment 
(CPAM2501), the petition will be consistent with the Comprehensive 
Plan 

2. As the development is surrounded by the existing Cabot Citrus Farms 
development and the proposed rezoning petition will incorporate the 
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Hernando County Planning Department Staff Report H-25-13 

F:\Rezonings\H-25-13 Cabot Citrus OpCo LLC\Staff Report\H-25-13 Staff Report.docx 2 

application therein, the petition is consistent with the surrounding 
development and designation of 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. 

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 to 
CPDP and incorporation into Cabot Citrus Farms master plan in accordance with the conditions 
of approval approved by the Board of County Commissioners for rezoning case H-24-23.  
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Hernando County Planning Department Staff Report H-25-13 
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P&Z RECOMMENDATION 
On May 12, 2025, 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 Rezoning from 
AG to CPDP and incorporation into Cabot Citrus Farms master plan in accordance with the 
conditions of approval approved by the Board of County Commissioners for rezoning case H-24-
23.  
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C:\Users\VAnderson\Downloads\6-Revised Resolution - H2513.docx 

RESOLUTION NO. 2025 - _____ 
 
WHEREAS, Hernando County has adopted zoning regulations pursuant to Section 125.01(1) and 
Chapter 163, Florida Statutes, which authorize the County to regulate the use of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and 
 
WHEREAS, the Hernando County Board of County Commissioners (BOCC) conducted a duly 
advertised public hearing to consider the requested changes in zoning on the specified parcels in 
Hernando County, Florida, as more fully described below; 
 
NOW THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS 
OF HERNANDO COUNTY, FLORIDA, AS FOLLOWS: 
 
APPLICANT: Coastal Engineering Associates, Inc. on behalf of Cabot Citrus OpCo LLC, a 

Foreign Limited Liability Company 
 
FILE NUMBER:  H-25-13 
 
REQUEST: Rezoning from AG (Agricultural) to CPDP (Combined Planned Development 

Project) and Incorporation into Cabot Citrus Farms Master Plan 
GENERAL  
LOCATION: West of Hebron Church Road and North of US Highway 98 
 
PARCEL KEY 
NUMBERS: 555624 
 
REQUEST: Rezoning from AG (Agricultural) to CPDP (Combined Planned Development 

Project) and Incorporation into Cabot Citrus Farms Master Plan as enumerated in 
the BOCC Action, which is incorporated herein by reference and made a part 
hereof.  The representations contained in the rezoning application are incorporated 
herein by reference and made a part hereof and are relied upon by the County to 
be true and correct.  For purposes herein, it is presumed that all notice and 
advertising requirements have been satisfied. 

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

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

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses. 
 
CONCLUSIONS  
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

Florida Statutes.  Accordingly, after public hearing and testimony, being fully 
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C:\Users\VAnderson\Downloads\6-Revised Resolution - H2513.docx 

advised in the record, and based upon competent substantial evidence, the BOCC 
makes the following specific conclusions of law: 

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses.  
 
ACTION: After notice and public hearing, based upon the record in this matter and ALL of 

the findings of fact and conclusions of law above, the BOCC hereby APPROVES 
Rezoning from AG (Agricultural) to CPDP (Combined Planned Development 
Project) and Incorporation into Cabot Citrus Farms Master Plan as set forth in the 
BOCC Action, which is incorporated herein by reference and made a part hereof.  
Any requests, uses, variances or exceptions that were requested in connection with 
this rezoning application but not specifically approved herein are hereby deemed 
DENIED. 

 
ADOPTED IN REGULAR SESSION THE        DAY OF                          2025. 
 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

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

APPROVED AS TO FORM AND LEGAL SUFFICIENCY 
 
By:  _____________________________________________ 

County Attorney’s Office 
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Meeting: 07/01/2025
Department: Planning

Prepared By: Dlnigro Nigro
Initiator: Omar DePablo

DOC ID: 15997
Legal Request Number: LR-2025-268-1

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Rezoning Petition Submitted by Kim K. Poteet and Shane M. Duryea for Property Located on 
Cecil Court (H2506)

TITLE

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

General Location:
South side of Cecil Court, approximately 288’ west of Highgrove Road

P&Z Action: 
On May 12, 2025, the Planning and Zoning Commission voted 4-0 to convert the petitioner’s 
request to a rezoning from R-1C (Residential) to PDP(RUR) Planned Development Project 
(Rural) with Agricultural/Residential uses and conditions.

FINANCIAL IMPACT
A matter of policy.  No financial impact.

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

RECOMMENDATION
It is recommended that the Board adopt and approve the Chairman’s signature on the 
attached resolution denying the petitioner’s request for a rezoning from R-1C (Residential) to 
AR (Agricultural Residential) and approving a rezoning from R-1C (Residential) to PDP(RUR) 
Planned Development (RUR) with Agricultural/Residential uses and performance conditions.

Omar DePablo Escalated 06/03/2025   5:18 PM
KayMarie Griffith Approved 06/16/2025   3:28 PM
Albert Bertram Approved 06/17/2025   9:26 AM
Pamela Hare Approved 06/17/2025  10:04 AM
Victoria Anderson Approved 06/17/2025  10:50 AM
Heidi Prouse Approved 06/17/2025  11:11 AM
Toni Brady Approved 06/18/2025  11:38 AM
Jeffrey Rogers Approved 06/18/2025  11:46 AM
Colleen Conko Approved 06/18/2025  12:48 PM

REVIEW PROCESS

Page 1
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission: May 12, 2025 
 Board of County Commissioners: July 1, 2025 

APPLICANT: Kim Poteet, Shane Duryea 

FILE NUMBER:  H-25-06 

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

GENERAL 
LOCATION: South side of Cecil Court, approximately 288’ west of Highgrove 

Road 

PARCEL KEY 
NUMBER: 377041 

APPLICANT’S REQUEST 
The petitioner is requesting to rezone their 2.5-acre parcel from R-1C (Residential) to AR 
(Agricultural/Residential). The petitioner has indicated a desire to utilize their property for 
livestock and other agricultural uses. The area is categorized as agricultural-residential, 
with a mixture of residential, agricultural, and agricultural-residential uses.  

SITE CHARACTERISTICS 
Site Size: 2.5 acres 

Surrounding Zoning & 
Land Uses: North:  R-1C; Single-family 

South:  R-1C; Single-family 
East:  AG; Single-family 
West:  R-1C; Single-family 

Current Zoning: R-1C (Residential) 

Future Land Use               Residential 
Map Designation:  

UTILITIES REVIEW 

Hernando County Utilities does not currently supply water or sewer service to this parcel. 
Water and sewer are not available to this parcel. HCUD has no objection to the zoning 
change from R-1C (Residential) to AR (Agricultural/Residential) to allow chickens on 
property. 
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ENGINEERING REVIEW 
The subject parcel is located on the South side of Cecil Court approximately 288’ west of 
Highgrove Road.  
 
The County Engineering Department has reviewed the request and indicated no traffic 
concerns.  

LAND USE REVIEW 
Minimum AR (Agricultural/Residential) Building Setbacks: 

• Front: 50' 
• Side: 10' 
• Rear: 35' 

The AR district is designed to allow the continued development of low-density, single-
family housing. The Hernando County Code of Ordinances, Appendix A, Article IV, 
Section 13 identifies the permitted uses within the AR zoning district as follows:  

A. The following regulations apply to agricultural/residential districts as indicated:  
(1) Permitted uses:  

(a) All agricultural/residential districts:  
i. Aquaculture  
ii. Grazing livestock at the rate of one mature animal and 

offspring less than one year of age, per acre.  
iii. Poultry and swine for home consumption maintained at least 

seventy-five (75) feet from adjacent property. 
iv. Horticultural specialty farms, including the cultivation of crops.  
v. Accessory structures related to the principal use of the land.  
vi. Pigeon aviaries with a maximum of 1,500 square feet of area 

devoted to housing pigeons per acre.  
vii. Sales on the premises of permitted agricultural products 

produced on the premises: provided that where such products 
are sold from roadside stands, such stand shall be set back a 
safe distance from any public street right-of-way and shall 
provide for automobile access and off-street parking space in 
such a manner so as to not create an undue traffic hazard on 
the street on which such roadside stand is located. 

(b) Agricultural/residential: 
i. Single-family dwellings 
 

85



Hernando County Planning Department Staff Report H-25-06 

F:\Rezonings\H-25-06 Kim Poteet And Shane Duryea\Staff Report\H2506 Staff Report Draft.Docx 3 

COMPREHENSIVE PLAN REVIEW 
The subject is located within the Residential Land Use designation on the County’s 
adopted Comprehensive Plan. The petitioner’s parcel is located near the Hernando 
Highlands area which is currently in transition with many parcels in close proximity 
requesting rezoning from R-1C (Residential) to AR (Agricultural/Residential) due to the 
rural nature of the area. 

Future Land Use, 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 0.6 to 4.2 acres in size. 
The proposed rezoning is consistent with the strategies for 
residential density and the pattern of land development on the 
surrounding parcels.  

FINDINGS OF FACT 
A rezoning from R-1C (Residential) to AR (Agricultural/Residential) is appropriate based 
on consistency with the County’s adopted Comprehensive Plan.  

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

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

STAFF RECOMMENDATION 
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a 
rezoning from R-1C (Residential) to AR (Agricultural/Residential). 
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P&Z RECOMMENDATION 
On May 12, 2025, the Planning and Zoning Commission voted 4-0 to convert the 
petitioner’s request to a rezoning from R-1C (Residential) to PDP(RUR) Planned 
Development Project (Rural) with Agricultural/Residential uses and conditions addressing 
the following:  

• The petitioner shall be limited to grazing livestock at the rate of one mature animal 
and offspring less than one year of age, per acre.  

• The petitioner shall construct a 6’ opaque fence along the northern boundary of 
the site where abutting the Oaks community.  
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REVISED STAFF RECOMMENDATION  
 
Based on the Planning and Zoning Commission recommendation, Staff has revised its 
recommendation as follows: 
 
It is recommended that the Board of County Commissioners adopt a resolution denying 
the petitioner’s request for a rezoning from R-1C (Residential) to AR (Agricultural 
Residential) and adopt a resolution approving a rezoning from R-1C (Residential) to 
PDP(RUR) Planned Development (RUR) with Agricultural/Residential uses 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 shall be limited to grazing livestock at the rate of one mature animal 
and offspring less than one year of age, per acre.  

3. The petitioner shall construct a 6’ opaque fence along the northern boundary of the 
site where it abuts the Oaks community.  

4. 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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RESOLUTION NO. 2025 - _____ 
 
WHEREAS, Hernando County has adopted zoning regulations pursuant to Section 125.01(1) and 
Chapter 163, Florida Statutes, which authorize the County to regulate the use of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and 
 
WHEREAS, the Hernando County Board of County Commissioners (BOCC) conducted a duly 
advertised public hearing to consider the requested changes in zoning on the specified parcels in 
Hernando County, Florida, as more fully described below; 
 
NOW THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS 
OF HERNANDO COUNTY, FLORIDA, AS FOLLOWS: 
 
APPLICANT: Kim K. Poteet and Shane M. Duryea 
 
FILE NUMBER:  H-25-06 
 
REQUEST: Rezoning from R-1C (Residential) to AR (Agricultural/Residential) 
 
GENERAL  
LOCATION: South side of Cecil Court, approximately 288’ west of Highgrove Road 
 
PARCEL KEY 
NUMBERS: 377041 
 
REQUEST: Rezoning from R-1C (Residential) to AR (Agricultural/Residential) as 

enumerated in the BOCC Action, which is incorporated herein by reference and 
made a part hereof.  The representations contained in the rezoning application are 
incorporated herein by reference and made a part hereof and are relied upon by 
the County to be true and correct.  For purposes herein, it is presumed that all 
notice and advertising requirements have been satisfied. 

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

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

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses. 
 
CONCLUSIONS  
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

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

 
ACTION: After notice and public hearing, based upon the record in this matter and ALL of 

the findings of fact and conclusions of law above, the BOCC hereby APPROVES 
a resolution denying the petitioner’s request for a rezoning from R-1C 
(Residential) to AR (Agricultural Residential) and adopt a resolution approving a 
rezoning from R-1C (Residential) to PDP(RUR) Planned Development (RUR) 
with Agricultural/Residential uses as set forth in the BOCC Action, which is 
incorporated herein by reference and made a part hereof.  Any requests, uses, 
variances or exceptions that were requested in connection with this rezoning 
application but not specifically approved herein are hereby deemed DENIED. 

 
ADOPTED IN REGULAR SESSION THE        DAY OF                          2025. 
 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

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

APPROVED AS TO FORM AND LEGAL SUFFICIENCY 
 
By:  _____________________________________________ 

County Attorney’s Office 
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Meeting: 07/01/2025
Department: Planning

Prepared By: Dlnigro Nigro
Initiator: Omar DePablo

DOC ID: 15996
Legal Request Number: LR-2025-268-1

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Rezoning Petition Submitted by Francisco Antonio Chacon Herrera for Property Located on 
Square Stone Street (H2476)

TITLE

BRIEF OVERVIEW
Request:
Rezoning from R-1C (Residential) to AR-2 (Agriculture/Residential)

General Location:
North of Square Stone Street, approximately 250’ west of the intersection of Split Stone Drive 
and Square Stone Street

P&Z Action: 
On May 12, 2025, 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 rezoning 
from R-1C (Residential) to AR-2 (Agriculture/Residential).

FINANCIAL IMPACT
A matter of policy.  No financial impact.

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

RECOMMENDATION
It is recommended that the Board adopt and authorize the Chairman’s signature on the 
attached resolution approving the petitioner’s request for a rezoning from R-1C (Residential) to 
AR-2 (Agriculture/Residential).

Omar DePablo Escalated 06/03/2025   5:18 PM
KayMarie Griffith Approved 06/16/2025   3:23 PM
Albert Bertram Approved 06/17/2025   9:26 AM
Pamela Hare Approved 06/17/2025   9:58 AM
Victoria Anderson Approved 06/17/2025  10:50 AM
Heidi Prouse Approved 06/17/2025  11:14 AM
Toni Brady Approved 06/18/2025  11:37 AM
Jeffrey Rogers Approved 06/18/2025  12:03 PM
Colleen Conko Approved 06/18/2025  12:52 PM

REVIEW PROCESS

Page 1
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Francisco Chacon Henera
6213 English Hollow Rd
Tampa, FL 336,47

Email: frankciscoch@gmail.com
Cell: 770-885-6106
o2t05t2025

Hemando County - Planning and Zoning Division
1653 Blaise Drive
Brooksville, FL 34601

I am writing to formally request the reclassification of my property located at 331'll Square
Stone St, Webster, FL 33597 (Parcel #: R22 122 21 0900 1000 0100) from its current zoning
RI C designation to AR2.

The purpose of this request is to allow for the placement of a mobile home with well and septic
on my lot. The property adjacent to mine is also AR2.

Please consider this request for reclassification and let me know if any further documentation or
information is required to proceed.

Thank you for your time and attention to this matter. I look forward to your favorable response

Sincerely,

Francisco Chacon Herrera

4A/'
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission: April 14, 2025 
 Planning & Zoning Commission: May 12, 2025 
 Board of County Commissioners:    July 1, 2025 
  
APPLICANT: Francisco Herrera 

FILE NUMBER:  H-24-76 

REQUEST: Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential). 

GENERAL 
LOCATION: North of Square Stone Street, approximately 250’ west of the 

intersection of Split Stone Drive and Square Stone Street.  

PARCEL KEY 
NUMBER(S): 022406 

APPLICANT’S REQUEST 
The petitioner is requesting a rezoning of the subject property from R-1C (Residential) 
to AR-2 (Agricultural/Residential) to allow for placement of a mobile home. There are 
no existing structures on the property. 

SITE CHARACTERISTICS 
Site Size: 1.2 acres 

Surrounding Zoning; 
Land Uses: North: R-1C (Residential); Single Family Residence 

South: R-1C (Residential); Undeveloped 
East: R-1C (Residential); Single Family Residence 
West: AR-2 (Agricultural/Residential) 

Current Zoning: R-1C(Residential) 

Future Land Use 
Map Designation: Rural  

UTILITIES REVIEW 
The Hernando County Utilities Department (HCUD) reviewed the petitioner’s 
application and provided the following comments: 
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• HCUD does not currently supply water or sewer service to this parcel. Water and 
sewer services are not available to the parcel.  
 

• HCUD has no objection to the requested zoning change from R-1C (Residential) 
to AR-2 (Agricultural/ Residential) to allow placement of a mobile home on the 
property, subject to the Health Department approval of an appropriate onsite 
sewage treatment and disposal system.  

ENGINEERING REVIEW 
The subject property is located north of Square Stone Street, approximately 250’ west 
of the intersection of Split Stone Drive and Square Stone Street. The County Engineer 
has reviewed the petitioner’s request and has indicated no engineering related 
concerns. 

LAND USE REVIEW 
   Minimum AR-2 (Agricultural/Residential) Building Setbacks: 

• Front: 50'  
• Side: 10'  
• Rear: 35'  

The AR-2 District is designed to allow the continued development of low-density, 
single-family housing, characterized by an established mixture of both conventional 
single-family dwellings and mobile homes. The AR-2 district is not to be utilized for 
future development. 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. 
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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. 

(d) 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, 

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

Comments: The subject parcel is in the Rural future land use category, 
surrounded by residential parcels ranging in size from 1.0 and 
1.20 acres.  The proposed use and lot size is compatible with 
surrounding parcels. The subject parcel is residential, which is 
consistent with the Rural future land use category.          

FINDING OF FACTS 

A rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential) is appropriate 
based on consistency with the County’s adopted Comprehensive Plan, subject to 
the staff report.  
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NOTICE OF APPLICANT RESPONSIBILITY 
The rezoning process is a land use determination and does not constitute a permit for 
either construction on, or use of, the property, or a Certificate of Concurrency.  Prior to 
use of, or construction on, the property, the petitioner must receive approval from the 
appropriate County department(s) for the proposed use. 

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

STAFF RECOMMENDATION 
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a 
rezoning from R-1C (Residential) to AR-2 (Agriculture/Residential). 
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P & Z ACTION: 
On April 14, 2025, the Planning and Zoning Commission voted 5-0 to postpone the 
petitioners request until May 12, 2025, hearing. The postponement would allow for 
further discussions on the petitioner’s intent. 
 
 
 
P & Z ACTION: 
 
On May 12, 20225 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 rezoning from R-1C (Residential) to AR-2 (Agriculture/Residential). 
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RESOLUTION NO. 2025 - _____ 
 
WHEREAS, Hernando County has adopted zoning regulations pursuant to Section 125.01(1) and 
Chapter 163, Florida Statutes, which authorize the County to regulate the use of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and 
 
WHEREAS, the Hernando County Board of County Commissioners (BOCC) conducted a duly 
advertised public hearing to consider the requested changes in zoning on the specified parcels in 
Hernando County, Florida, as more fully described below; 
 
NOW THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS 
OF HERNANDO COUNTY, FLORIDA, AS FOLLOWS: 
 
APPLICANT: Francisco Antonio Chacon Herrera 
 
FILE NUMBER:  H-24-76 
 
REQUEST: Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential) 
 
GENERAL  
LOCATION: North of Square Stone Street, approximately 250’ west of the intersection of 

Split Stone Drive and Square Stone Street 
 
PARCEL KEY 
NUMBERS: 022406 
 
REQUEST: Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential) as 

enumerated in the BOCC Action, which is incorporated herein by reference and 
made a part hereof.  The representations contained in the rezoning application are 
incorporated herein by reference and made a part hereof and are relied upon by 
the County to be true and correct.  For purposes herein, it is presumed that all 
notice and advertising requirements have been satisfied. 

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

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

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses. 
 
CONCLUSIONS  
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

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

Comprehensive Plan and is compatible with the surrounding land uses.  
 
ACTION: After notice and public hearing, based upon the record in this matter and ALL of 

the findings of fact and conclusions of law above, the BOCC hereby APPROVES 
Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential) as set forth 
in the BOCC Action, which is incorporated herein by reference and made a part 
hereof.  Any requests, uses, variances or exceptions that were requested in 
connection with this rezoning application but not specifically approved herein are 
hereby deemed DENIED. 

 
ADOPTED IN REGULAR SESSION THE        DAY OF                          2025. 
 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

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

APPROVED AS TO FORM AND LEGAL SUFFICIENCY 
 
By:  _____________________________________________ 

County Attorney’s Office 
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Meeting: 07/01/2025
Department: Planning

Prepared By: Dlnigro Nigro
Initiator: Omar DePablo

DOC ID: 15995
Legal Request Number: LR-2025-268-2

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Rezoning Petition Submitted by Brandon C. Burich, Matt A. Burich and Dream Custom 
Homes, Inc., for Property Located on Evening Star Avenue (H2504)

TITLE

BRIEF OVERVIEW
Request:
Rezoning from AG (Agricultural) to PDP(RUR) Planned Development Project (Rural)

General Location:
Northeast Corner of Evening Star Avenue and Station Boulevard

P&Z Action: 
On May 12, 2025, the Planning and Zoning Commission voted 4-0 to recommend approval of 
the petitioner’s request for a rezoning from AG (Agricultural) to PDP(RUR) (Planned 
Development Project (Rural)) with performance conditions.

FINANCIAL IMPACT
A matter of policy.  No financial impact.

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

RECOMMENDATION
It is recommended that the Board adopt and authorize the Chairman’s signature on the 
attached resolution approving the petitioner’s request for a rezoning from AG (Agricultural) to 
PDP(RUR) (Planned Development Project (Rural)) with performance conditions.

Omar DePablo Escalated 06/03/2025   5:18 PM
KayMarie Griffith Approved 06/16/2025   3:21 PM
Albert Bertram Approved 06/17/2025   9:26 AM
Pamela Hare Approved 06/17/2025   9:55 AM
Victoria Anderson Approved 06/17/2025  10:42 AM
Heidi Prouse Approved 06/17/2025  11:16 AM
Toni Brady Approved 06/18/2025  11:36 AM
Jeffrey Rogers Approved 06/18/2025   1:05 PM
Colleen Conko Approved 06/18/2025   1:09 PM

REVIEW PROCESS

Page 1
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HERNANDO COUNTY ZONING AMENDMENT PETITION

Application to Change aZoning Classification

Application request fthef one)i

Rezoning tr Standard flror
MasterPlan E New E Revised

PSFOD g Qemmunication Tower E Other
PRINT ORTYPE ALL INT.OKMA-TION

Date:

LKI C
Address:

Phone:
Property owner's name: (if not ihe qplicott)

File No. t4'L5-[*L official Date stamp:

RECEIVED :
,1

JAN 31 2025 i
Henundo County Deretogrcnt ServixC{

Zoning Divtioo

76
fo L

City:

APPLICANTNAME:

REPRESENTATTYE/CONTACT NAME :

Company Name:
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Phone:

HOME OWNERS
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tr ves!fto
Contact Narne:
Address: State:- Zip:-

)

l.
1

J.

4.

5.

6.
1

8

9.

PARCEL(S) KEY
SECTION TOWNSHIP RANGE

Current zoning classifi cation:
Desired zoning classifi cation:
Size ofarea covered by application:
Highway and street boundaries

Has a public hearing been held on this properfy the past twelve months'

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

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

E Yes

EI Yes

trSo
t(-No gfy"r, identify on an attached list.)

tr Yes E6o (Time needed: none
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I, orr r^fi thoroughly examined the instructions for filing this

application state and affirm that all information submitted within this are true and correct to the best of my knowledge and

belief and are a matter of public record, and that (check one):

E I am the owner of the properly and am making this application OR
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Signatwe

STATE OF FLORIDA
COUNTY OF HERNANDO
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ofNotary

Effective Date: 05 ll5/20 Last Revision: 05115120 Notary SeaUStamp
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Rezoning Application Form_05. I 5.20 Fillable Test Page I of I
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or notarization, ** -.234* of
who is
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Narrative 

 

Brandon Burich & Dream Custom Homes (Barry Burich) are 

proposing to rezone from AG to PDP Rural for both our properties  

(Key 1818108 & 1818091), so that we can subdivide the existing two 

parcels to four parcels. The parcels would be used for four separate 

single family home dwellings. The existing two parcels are 5.1 acres in 

total, which would then be split equally. Also, we are requesting 

deviations to the setbacks including: front 25ft, sides 10ft, and rear 10ft 

based on the configurations of the lot. 
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Narrative 

 

Brandon Burich & Dream Custom Homes (Barry Burich) are 

proposing to rezone from AG to PDP Rural for both our properties  

(Key 1818108 & 1818091), so that we can subdivide the existing two 

parcels to four parcels. The parcels would be used for four separate 

single family home dwellings. The existing two parcels are 5.1 acres in 

total, which would then be split equally. Also, we are requesting 

deviations to the setbacks including: front 25ft, rear 35ft, and sides 10ft 

based on the configurations of the lot. 
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission: May 12, 2025  
Board of County Commissioners: July 1, 2025  

APPLICANT: Brandon Burich and Dream Custom Homes, Inc.  

FILE NUMBER:  H-25-04 

REQUEST: Rezoning from AG (Agricultural) to PDP(RUR) Planned Development 
Project (Rural) 

GENERAL 
LOCATION: Northeast Corner of Evening Star Avenue and Station Boulevard 

PARCEL KEY 
NUMBER(S): 1818108, 1818091 

APPLICANT’S REQUEST 
The petitioner has requested a rezoning from AG (Agricultural) to PDP(RUR) (Planned 
Development Project (Rural)) to subdivide the two existing parcels into a total of four (4) parcels 
of 1.25 acres each. The PDP(RUR) zoning classification was chosen to identify the specific 
number of parcels requested with the rezoning. If approved, the petitioner shall be required to 
submit 2 separate Class D subdivision requests (one per each existing parcel) to create the four 
lots desired.  

While the property is currently zoned AG (Agricultural) and is surrounded by parcels that are also 
AG (Agricultural), the lot sizes range greatly, with some lots being as small as less than one-half 
acre. These parcels have vested zoning entitlements and would not be required to rezone to build; 
however, since the petitioner is requesting to subdivide, they must first rezone to a zoning 
classification that would allow for the smaller lot sizes.  

Deviations Requested  

Lot Setbacks:  

• Front: 25’ (Deviation from 45’) 
• Rear: 10’ (Deviation from 35’) 

SITE CHARACTERISTICS 
Site Size: 5 acres (2 parcels of 2.5 acres each)  

Surrounding Zoning; 
Land Uses: North: AG; undeveloped 

South: AG; undeveloped and residential uses  
East: AG; undeveloped 
West: R1-A; residential  
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Current Zoning: AG 

Future Land Use 
Map Designation:  Residential  

UTILITIES REVIEW 
The Hernando County Utilities Department does not currently supply water or sewer service to 
these parcels. Water and sewer service are not available to these parcels. HCUD has no objection 
to the rezoning subject to Health Department approval of an appropriate Onsite Sewage 
Treatment and Disposal System for each parcel.  

ENGINEERING REVIEW 
The subject site is located at the northeast corner of Evening Star Avenue and Station Boulevard. 
If the requested rezoning is approved, the County Engineer shall approve the access to each lot 
as part of the Class D subdivision process.  

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

• The site lies within the Squirrel Prairie watershed, within Basin B1035; the basin is open; 
the base flood elevation (BFE) is 106.14  

• Requested front setback deviation to 25-feet is not supported by the County Engineer.  

Comments:  As the front setback is not supported by the County Engineer, planning staff is 
recommending that the standard front setback of 50’ apply.  

LAND USE REVIEW 
Section 13. - Agricultural/residential districts. 
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 
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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. 

(c) Agricultural/residential-1: 
ii. Mobile homes. 

(d) Agricultural/residential-2: 
iii. Single-family dwellings. 

ii. Mobile homes. 

Comments:  The petitioner has not requested specific AR (Agricultural-Residential) uses as part 
of this PDP application; therefore, none of the uses are recommended for approval 
by staff. For continuity with the existing AG zoning, staff is recommending that both 
mobile homes and single-family homes are allowed to be constructed.  

Setbacks and Lot Sizes:  

The petitioner is proposing a minimum lot size of 1.25 acres.   

Proposed Building Setbacks: 

• Front: 25’ (Deviation from 50’) 
• Side:  10’ 
• Rear:    10’ (Deviation from 35’) 

Comments:  As the front setback deviation request is not justified nor supported by the County 
Engineer, the petitioner must modify their master plan to conform with the 50’ front 
setback as required by the Hernando County Land Development Regulations. 
Additionally, as the parcels shall be 1.25 acres, the 10’ rear setback is not justified. 
If the master plan is approved, staff recommends the following setbacks:  

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

COMPREHENSIVE PLAN REVIEW 
The subject site is within the Residential Future Land Use Classification which supports the 
development of single-family and multi-family residential units. The request is consistent with the 
Comprehensive Plan Goals, Objectives and Strategies for the Residential District and is 
consistent with surrounding uses.  
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FINDINGS OF FACT 
The request for rezoning from AG (Agricultural) to PDP(RUR) (Planned Development 
Project (Rural)) is appropriate based on the following conclusions: 

1. The proposed use is consistent with the County’s adopted Comprehensive Plan 
and compatible with the surrounding area. 

2. The front yard setback requested is not justified nor supported by staff due to 
potential conflicts with the roadway network and site visibility. Additionally, due to 
the size of the parcels being requested, the rear setback deviation request is not 
justified nor supported by staff.  

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 approval of the 
petitioner’s request for a rezoning from AG (Agricultural) to PDP(RUR) (Planned Development 
Project (Rural)) 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 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. 

 
3. The development shall be limited to a maximum of four lots of 1.25 acres each.  
 
4. At the time of building permit for each parcel, the petitioner shall be required to apply to 

the Florida Department of Health in Hernando County for approval of an Onsite Sewage 
Treatment and Disposal System.  

 
5. Minimum Building Setbacks:  

Front:  50’  
Rear:  35’  
Side:  10’  
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6. If the Master Plan is approved, the petitioner shall apply for two Class D Subdivisions 
(one per existing parcel) to subdivide the properties into the lots desired.  

 
7. The master plan shall be limited to residential uses, including mobile homes and single-

family homes. No other agricultural or agricultural/residential uses are permitted on the 
site.  
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P&Z RECOMMENDATION  
On May 12, 2025, the Planning and Zoning Commission voted 4-0 to recommend approval of 
the petitioner’s request for a rezoning from AG (Agricultural) to PDP(RUR) (Planned 
Development Project (Rural)) 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 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. 

 
3. The development shall be limited to a maximum of four lots of 1.25 acres each.  
 
4. At the time of building permit for each parcel, the petitioner shall be required to apply to 

the Florida Department of Health in Hernando County for approval of an Onsite Sewage 
Treatment and Disposal System.  

 
5. Minimum Building Setbacks:  

Front:  50’  
Rear:  35’  
Side:  10’  

 
6. If the Master Plan is approved, the petitioner shall apply for two Class D Subdivisions 

(one per existing parcel) to subdivide the properties into the lots desired.  
 
7. The master plan shall be limited to residential uses, including mobile homes and single-

family homes. No other agricultural or agricultural/residential uses are permitted on the 
site.  
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Digitally signed 
by DONALD J 
TRUCKENBROD 
Date: 2025.02.12 
10:35:10 -05'00'
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Scott Herring
To: dreamhernando@yahoo.com
Cc: Barry; Michelle Miller; Omar DePablo; Kandi McCorkel
Subject: RE: Setback Clarification for H-25-04 Brandon Burich & Dream Custom Homes
Date: Wednesday, June 11, 2025 10:28:13 AM
Attachments: Proposed Site Plan for Split.pdf

The attached revisions satisfy my concerns.  I withdraw my objection to the reduced setback. 
My withdrawal does not require Planning to remove any concerns they may have.
Respectfully
Scott Herring
 
J. Scott Herring, P.E.
Public Works Director/County Engineer
Hernando County Florida
 
From: dreamhernando <dreamhernando@yahoo.com> 
Sent: Tuesday, June 10, 2025 11:41 AM
To: Scott Herring <SHerring@co.hernando.fl.us>; Scott Herring <SHerring@co.hernando.fl.us>
Cc: Barry <mudjunkie51@gmail.com>
Subject: Setback Clarification for H-25-04 Brandon Burich & Dream Custom Homes

 

 
Hi Mr. Herring, please see attached proposed site plan. The site plan reflects 42.5ft from edge
of pavement to the 25ft proposed setback. We believe that would be sufficient for vehicle
storage to meet your concerns. However as drawn in the attachment, the true vehicle strorage
from face of garage to edge of pavement would be approximately 82ft. Please let us know if
this clarification will then change your opinion on allowing the 25ft front setback.

Sincerely,
Brandon Burich
Dream Custom Homes, Inc

----- Forwarded Message -----
From: Scott Herring <sherring@co.hernando.fl.us>
To: dreamhernando@yahoo.com <dreamhernando@yahoo.com>
Cc: Barry <mudjunkie51@gmail.com>

127



Sent: Wednesday, June 4, 2025 at 08:35:24 AM EDT
Subject: RE: Setback Clarification for H-25-04 Brandon Burich & Dream Custom Homes

I’m not available on Thursday. My concern is that a 25 foot front setback doesn’t provide
sufficient vehicle storage space between the garage and the right of way line. 

Additionally, if/when the road is paved, the reduced front setback could create issues. 

 

Respectfully

Scott Herring

 

J. Scott Herring, P.E.

Public Works Director/County Engineer

Hernando County Florida

 

From: dreamhernando <dreamhernando@yahoo.com>
Sent: Tuesday, June 3, 2025 4:02 PM
To: Scott Herring <SHerring@co.hernando.fl.us>
Cc: Barry <mudjunkie51@gmail.com>
Subject: Setback Clarification for H-25-04 Brandon Burich & Dream Custom Homes

 

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

 

Hi Mr. Herring, both me (Brandon Burich) and Barry Burich (owner of Dream Custom Homes)
would like to meet with you on Thursday if possible to go over the setbacks that you suggested
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for our lots out on Station Blvd in Brooksville. The key number is 1818108. I believe you
suggested at the board of county commissioner meeting to do the 25ft front setbacks. We
were proposing 25ft front, 10ft rear, and 10ft side. It would be great if we could talk to you and
see if that prososal is something that you could recommend to the board. Please let us know if
you will be able to meet this Thursday to go over this. Feel free to give us a call. Our cells are
listed below.

Brandon Burich 352-263-5402
Barry Burich 352-279-6795

Sincerely,
Brandon Burich
Dream Custom Homes, Inc

----- Forwarded Message -----

From: Michelle Miller <mlmiller@co.hernando.fl.us>

To:dreamhernando@yahoo.com <dreamhernando@yahoo.com>

Sent: Tuesday, June 3, 2025 at 02:15:29 PM EDT

Subject: RE: Setback Clarification for H-25-04 Brandon Burich & Dream Custom Homes

 

Hi Brandon,

 

Here is the link to the agendas, minutes and videos:

https://hernandocountyfl.legistar.com/Calendar.aspx

 

Just scroll down to the meeting date and click on the “video” link.
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Michelle L. Miller, M.S. | Senior Planner

Planning Division | Development Services Department 

1653 Blaise Drive, Brooksville, FL 34601

Cell:352-442-7448

Email:mlmiller@hernandocounty.us

Website:http://www.hernandocounty.us

 

 

“Believe in yourselves. Dream. Try. Do Good.” – Mr. Feeny

 

**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference the
permit number and subdivision name in the subject line. **

 

From: dreamhernando <dreamhernando@yahoo.com>
Sent: Monday, June 2, 2025 3:56 PM
To: Michelle Miller <MLMiller@co.hernando.fl.us>
Subject: Re: Setback Clarification for H-25-04 Brandon Burich & Dream Custom Homes

 

CAUTION: This email originated from outside the organization. Do not click links or open
attachments unless you recognize the sender and know the content is safe.
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Hi Michelle, please send over the link for the video recording of the board meeting when you get
a chance. Thank you

Sincerely,
Brandon Burich
Dream Custom Homes, Inc

On Tuesday, May 20, 2025 at 09:29:38 AM EDT, Michelle Miller <mlmiller@co.hernando.fl.us>
wrote:

 

 

Good Morning Brandon,

I apologize for my delay on this question. The attached staff report provides the details of our
recommendation to the BOCC.

 
Michelle L. Miller, M.S. | Senior Planner
Hernando County Development Services Department 
1653 Blaise Drive, Brooksville, FL 34601
Cell: 352-442-7448
Email: mlmiller@hernandocounty.us
Website: http://www.hernandocounty.us
 
 
“Believe in yourselves. Dream. Try. Do Good.” – Mr. Feeny

**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference the
permit number and subdivision name in the subject line. **

-----Original Message-----
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From: dreamhernando <dreamhernando@yahoo.com>
Sent: Friday, May 16, 2025 3:51 PM
To: Kandi McCorkel <KMcCorkel@co.hernando.fl.us>; Michelle Miller
<MLMiller@co.hernando.fl.us>; Carrie Cline <CCline@hernandocounty.us>; Elda Rodriguez
<erodriguez@co.hernando.fl.us>
Cc: Barry <mudjunkie51@gmail.com>
Subject: Setback Clarification for H-25-04 Brandon Burich & Dream Custom Homes

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

Hi, please provide us with the new front, side, and rear setbacks for our properties. Thank you

Sincerely,
Brandon Burich
Dream Custom Homes, Inc

On Wednesday, April 9, 2025 at 03:07:57 PM EDT, Michelle Miller
<mlmiller@co.hernando.fl.us> wrote:

Hi Brandon,

Yes, this is the meeting for the rezoning. Once the rezoning is finalized, Carrie will work with
you on the property split.

Michelle L. Miller, M.S. | Planner III

Hernando County Development Services Department

1653 Blaise Drive, Brooksville, FL 34601
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Phone: (352) 754-4057 ext. 28018

Email:mlmiller@hernandocounty.us

Website:http://www.hernandocounty.us

“Believe in yourselves. Dream. Try. Do Good.” – Mr. Feeny

From: dreamhernando <dreamhernando@yahoo.com>
Sent: Wednesday, April 9, 2025 3:07 PM
To: Michelle Miller <MLMiller@co.hernando.fl.us>
Subject: Re: H-25-04 Brandon Burich & Dream Custom Homes

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

Hi Michelle, is the planning/zoning meeting for the approval to be rezoned, and then the board
of county commisioner meeting for the approval to split our properties? We were under the
impression that we had to get approval to be rezoned, which I assume that is what the
planning/zoning meeting is for, and then we had to apply to get our lots split after getting the
zoning approval.

Sincerely,
Brandon Burich
Dream Custom Homes, Inc

On Wednesday, April 9, 2025 at 01:04:09 PM EDT, Michelle Miller
<mlmiller@co.hernando.fl.us> wrote:
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Good afternoon,

Please be advised that your case is tentatively scheduled for the following hearing dates:

Planning and Zoning Commission – May 12, 2025

Board of County Commissioners: July 1, 2025

More information will be sent to you in terms of a draft staff report, signs, etc., closer to the
hearing date.

If you have any questions, please contact me.

Thank you,

Michelle

Michelle L. Miller, M.S. | Planner III
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Hernando County Development Services Department

1653 Blaise Drive, Brooksville, FL 34601

Phone: (352) 754-4057 ext. 28018

Email:mlmiller@hernandocounty.us

Website:http://www.hernandocounty.us

“Believe in yourselves. Dream. Try. Do Good.” – Mr. Feeny
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Scott Herring
To: dreamhernando@yahoo.com
Cc: Barry; Michelle Miller; Omar DePablo; Kandi McCorkel
Subject: RE: Setback Clarification for H-25-04 Brandon Burich & Dream Custom Homes
Date: Wednesday, June 11, 2025 10:28:13 AM
Attachments: Proposed Site Plan for Split.pdf

The attached revisions satisfy my concerns.  I withdraw my objection to the reduced setback. 
My withdrawal does not require Planning to remove any concerns they may have.
Respectfully
Scott Herring
 
J. Scott Herring, P.E.
Public Works Director/County Engineer
Hernando County Florida
 
From: dreamhernando <dreamhernando@yahoo.com> 
Sent: Tuesday, June 10, 2025 11:41 AM
To: Scott Herring <SHerring@co.hernando.fl.us>; Scott Herring <SHerring@co.hernando.fl.us>
Cc: Barry <mudjunkie51@gmail.com>
Subject: Setback Clarification for H-25-04 Brandon Burich & Dream Custom Homes

 

 
Hi Mr. Herring, please see attached proposed site plan. The site plan reflects 42.5ft from edge
of pavement to the 25ft proposed setback. We believe that would be sufficient for vehicle
storage to meet your concerns. However as drawn in the attachment, the true vehicle strorage
from face of garage to edge of pavement would be approximately 82ft. Please let us know if
this clarification will then change your opinion on allowing the 25ft front setback.

Sincerely,
Brandon Burich
Dream Custom Homes, Inc

----- Forwarded Message -----
From: Scott Herring <sherring@co.hernando.fl.us>
To: dreamhernando@yahoo.com <dreamhernando@yahoo.com>
Cc: Barry <mudjunkie51@gmail.com>
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Sent: Wednesday, June 4, 2025 at 08:35:24 AM EDT
Subject: RE: Setback Clarification for H-25-04 Brandon Burich & Dream Custom Homes

I’m not available on Thursday. My concern is that a 25 foot front setback doesn’t provide
sufficient vehicle storage space between the garage and the right of way line. 

Additionally, if/when the road is paved, the reduced front setback could create issues. 

 

Respectfully

Scott Herring

 

J. Scott Herring, P.E.

Public Works Director/County Engineer

Hernando County Florida

 

From: dreamhernando <dreamhernando@yahoo.com>
Sent: Tuesday, June 3, 2025 4:02 PM
To: Scott Herring <SHerring@co.hernando.fl.us>
Cc: Barry <mudjunkie51@gmail.com>
Subject: Setback Clarification for H-25-04 Brandon Burich & Dream Custom Homes

 

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

 

Hi Mr. Herring, both me (Brandon Burich) and Barry Burich (owner of Dream Custom Homes)
would like to meet with you on Thursday if possible to go over the setbacks that you suggested
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for our lots out on Station Blvd in Brooksville. The key number is 1818108. I believe you
suggested at the board of county commissioner meeting to do the 25ft front setbacks. We
were proposing 25ft front, 10ft rear, and 10ft side. It would be great if we could talk to you and
see if that prososal is something that you could recommend to the board. Please let us know if
you will be able to meet this Thursday to go over this. Feel free to give us a call. Our cells are
listed below.

Brandon Burich 352-263-5402
Barry Burich 352-279-6795

Sincerely,
Brandon Burich
Dream Custom Homes, Inc

----- Forwarded Message -----

From: Michelle Miller <mlmiller@co.hernando.fl.us>

To:dreamhernando@yahoo.com <dreamhernando@yahoo.com>

Sent: Tuesday, June 3, 2025 at 02:15:29 PM EDT

Subject: RE: Setback Clarification for H-25-04 Brandon Burich & Dream Custom Homes

 

Hi Brandon,

 

Here is the link to the agendas, minutes and videos:

https://hernandocountyfl.legistar.com/Calendar.aspx

 

Just scroll down to the meeting date and click on the “video” link.
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Michelle L. Miller, M.S. | Senior Planner

Planning Division | Development Services Department 

1653 Blaise Drive, Brooksville, FL 34601

Cell:352-442-7448

Email:mlmiller@hernandocounty.us

Website:http://www.hernandocounty.us

 

 

“Believe in yourselves. Dream. Try. Do Good.” – Mr. Feeny

 

**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference the
permit number and subdivision name in the subject line. **

 

From: dreamhernando <dreamhernando@yahoo.com>
Sent: Monday, June 2, 2025 3:56 PM
To: Michelle Miller <MLMiller@co.hernando.fl.us>
Subject: Re: Setback Clarification for H-25-04 Brandon Burich & Dream Custom Homes

 

CAUTION: This email originated from outside the organization. Do not click links or open
attachments unless you recognize the sender and know the content is safe.
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Hi Michelle, please send over the link for the video recording of the board meeting when you get
a chance. Thank you

Sincerely,
Brandon Burich
Dream Custom Homes, Inc

On Tuesday, May 20, 2025 at 09:29:38 AM EDT, Michelle Miller <mlmiller@co.hernando.fl.us>
wrote:

 

 

Good Morning Brandon,

I apologize for my delay on this question. The attached staff report provides the details of our
recommendation to the BOCC.

 
Michelle L. Miller, M.S. | Senior Planner
Hernando County Development Services Department 
1653 Blaise Drive, Brooksville, FL 34601
Cell: 352-442-7448
Email: mlmiller@hernandocounty.us
Website: http://www.hernandocounty.us
 
 
“Believe in yourselves. Dream. Try. Do Good.” – Mr. Feeny

**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference the
permit number and subdivision name in the subject line. **

-----Original Message-----
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From: dreamhernando <dreamhernando@yahoo.com>
Sent: Friday, May 16, 2025 3:51 PM
To: Kandi McCorkel <KMcCorkel@co.hernando.fl.us>; Michelle Miller
<MLMiller@co.hernando.fl.us>; Carrie Cline <CCline@hernandocounty.us>; Elda Rodriguez
<erodriguez@co.hernando.fl.us>
Cc: Barry <mudjunkie51@gmail.com>
Subject: Setback Clarification for H-25-04 Brandon Burich & Dream Custom Homes

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

Hi, please provide us with the new front, side, and rear setbacks for our properties. Thank you

Sincerely,
Brandon Burich
Dream Custom Homes, Inc

On Wednesday, April 9, 2025 at 03:07:57 PM EDT, Michelle Miller
<mlmiller@co.hernando.fl.us> wrote:

Hi Brandon,

Yes, this is the meeting for the rezoning. Once the rezoning is finalized, Carrie will work with
you on the property split.

Michelle L. Miller, M.S. | Planner III

Hernando County Development Services Department

1653 Blaise Drive, Brooksville, FL 34601
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Phone: (352) 754-4057 ext. 28018

Email:mlmiller@hernandocounty.us

Website:http://www.hernandocounty.us

“Believe in yourselves. Dream. Try. Do Good.” – Mr. Feeny

From: dreamhernando <dreamhernando@yahoo.com>
Sent: Wednesday, April 9, 2025 3:07 PM
To: Michelle Miller <MLMiller@co.hernando.fl.us>
Subject: Re: H-25-04 Brandon Burich & Dream Custom Homes

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

Hi Michelle, is the planning/zoning meeting for the approval to be rezoned, and then the board
of county commisioner meeting for the approval to split our properties? We were under the
impression that we had to get approval to be rezoned, which I assume that is what the
planning/zoning meeting is for, and then we had to apply to get our lots split after getting the
zoning approval.

Sincerely,
Brandon Burich
Dream Custom Homes, Inc

On Wednesday, April 9, 2025 at 01:04:09 PM EDT, Michelle Miller
<mlmiller@co.hernando.fl.us> wrote:
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Good afternoon,

Please be advised that your case is tentatively scheduled for the following hearing dates:

Planning and Zoning Commission – May 12, 2025

Board of County Commissioners: July 1, 2025

More information will be sent to you in terms of a draft staff report, signs, etc., closer to the
hearing date.

If you have any questions, please contact me.

Thank you,

Michelle

Michelle L. Miller, M.S. | Planner III
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Hernando County Development Services Department

1653 Blaise Drive, Brooksville, FL 34601

Phone: (352) 754-4057 ext. 28018

Email:mlmiller@hernandocounty.us

Website:http://www.hernandocounty.us

“Believe in yourselves. Dream. Try. Do Good.” – Mr. Feeny
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RESOLUTION NO. 2025 - _____ 
 
WHEREAS, Hernando County has adopted zoning regulations pursuant to Section 125.01(1) and 
Chapter 163, Florida Statutes, which authorize the County to regulate the use of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and 
 
WHEREAS, the Hernando County Board of County Commissioners (BOCC) conducted a duly 
advertised public hearing to consider the requested changes in zoning on the specified parcels in 
Hernando County, Florida, as more fully described below; 
 
NOW THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS 
OF HERNANDO COUNTY, FLORIDA, AS FOLLOWS: 
 
APPLICANT: Brandon C. Burich, Matt A. Burich, and Dream Custom Homes, Inc. 
 
FILE NUMBER:  H-25-04 
 
REQUEST: Rezoning from AG (Agricultural) to PDP(RUR) Planned Development Project 

(Rural) 
GENERAL  
LOCATION: Northeast Corner of Evening Star Avenue and Station Boulevard 
 
PARCEL KEY 
NUMBERS: 1818108, 1818091 
 
REQUEST: Rezoning from AG (Agricultural) to PDP(RUR) Planned Development Project 

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

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

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

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses. 
 
CONCLUSIONS  
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

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

 
ACTION: After notice and public hearing, based upon the record in this matter and ALL of 

the findings of fact and conclusions of law above, the BOCC hereby APPROVES 
Rezoning from AG (Agricultural) to PDP(RUR) Planned Development Project 
(Rural) as set forth in the BOCC Action, which is incorporated herein by reference 
and made a part hereof.  Any requests, uses, variances or exceptions that were 
requested in connection with this rezoning application but not specifically 
approved herein are hereby deemed DENIED. 

 
ADOPTED IN REGULAR SESSION THE        DAY OF                          2025. 
 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

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

APPROVED AS TO FORM AND LEGAL SUFFICIENCY 
 
By:  _____________________________________________ 

County Attorney’s Office 
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Meeting: 07/01/2025
Department: Planning

Prepared By: Dlnigro Nigro
Initiator: Omar DePablo

DOC ID: 15994
Legal Request Number: LR-2025-268-1

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Rezoning Petition Submitted by Desmond Manor on Behalf of Mavaro, LLC, as Trustee of 
11472 Sunshine Grove Road Land Trust Agreement U/A/D February 8, 2023 for Property 
Located on Sunshine Grove Road (H2503)

TITLE

BRIEF OVERVIEW
Request:
Rezoning from AG (Agricultural) to AR-2 (Agricultural/Residential 2)

General Location:
Frontage on Sunshine Grove Road approximately 667 feet north of Sorrel Street

P&Z Action: 
On May 12, 2025, 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 rezoning 
from AG (Agricultural/Residential) to AR-2 (Agriculture/Residential 2).

FINANCIAL IMPACT
A matter of policy.  No financial impact.

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

RECOMMENDATION
It is recommended that the Board adopt and authorize the Chairman’s signature on the 
attached resolution approving the petitioner’s request for a rezoning from AG (Agricultural) to 
AR-2 (Agricultural/Residential 2).

Omar DePablo Escalated 06/03/2025   5:18 PM
KayMarie Griffith Approved 06/16/2025   3:11 PM
Albert Bertram Approved 06/17/2025   9:26 AM
Pamela Hare Approved 06/17/2025   9:50 AM
Victoria Anderson Approved 06/17/2025  10:41 AM
Heidi Prouse Approved 06/17/2025  11:19 AM
Toni Brady Approved 06/18/2025  11:35 AM
Jeffrey Rogers Approved 06/18/2025  11:41 AM
Colleen Conko Approved 06/18/2025   1:02 PM

REVIEW PROCESS

Page 1
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HERNANDO COUNTY ZONING AMENDMENT PETITION
Application to Change aZoning Classification

Application request @heck one)i

Rezoning E Standard tr PDP

Master Plan E New E Revised
PSFOD E Communication Tower E Other
PRINT OR TYPE ALL INFORMATION

Date

Phone
Property owner's namei (if not the applicant)

Company Nr

Phone

tr ES o (if applicable provide name)

File No. l..l- eS"Oi< official Date Stamp:

RECEIVED .:

JAN 17 2025

..

Hernando County Developrnent &rvirm
ts.;=. ZonlagDMsi,on

zip

DO

I!
E

City:

City:

APPLICANT NAME

REPRESENTA ACT NAIIIE:

HOME OWT{ERS ASSOCIATION
Contact Name:
Address:

PROPERTY INFOR}IATION:

RANGE

o (Time needed:

State:_ Zip:_

yes, identifu on an attached list.)

l.
2.

3.

4.
5.

6.

7.

8

9.

PARCEL(S) KEY NUMBER(S)

Current zoning
Desired zoning classifi cafion
Size ofarea covered by
Highway and street boundaries
Has a public hearing been held on this properly within the past twelve months? [ Yes

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

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

PROPERTY OWNER AFFIDIVAT

have thoroughly examined the instructions for filing this
app and that all information submitted within this petition are true and correct to the best of my knowledge and
belief are a matter ofpublic record, and that (check one):

owner of the property and am making this application

am the owner of the properfy and am authorizing (applicant):

Olird (epresentative, if
to submit an application for the described property

STATE OF FLORIDA
COUNTY OF HERA'ANDO
The lnstrument was acknowledged before me this Efh' day of :pc.JcJc\\e,r .203t{ , uy

5; p.rd"."d as identification.

Signature of

Effective Date: 11/8/16 Last Revision: lllSll6 Seal/Stamp

Rezoning Application Form_l l-08-16.Docx

who is personally known to me
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To whom it may concern,

The reason we have the [and is to buitd our dream and forever home. Our dream is for our
kids to buitd a house on the same [and and ourvision is to have a family compound and to
leave something for our kids and grandkids. As we get older our kids would be within
watking distance to look after myself and my wife.
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F:\Rezonings\H-25-03 Mavaro, LLC\Staff Report\H2503 Staff Report.docx 1 

 
STAFF REPORT 

HEARINGS: Planning & Zoning Commission: May 12, 2025 
 Board of County Commissioners: July 1, 2025 

APPLICANT: Mavaro LLC TTEE 

FILE NUMBER:  H-25-03 

REQUEST: Rezoning from AG (Agricultural) to AR-2 (Agricultural/Residential 2) 

GENERAL 
LOCATION: Frontage on Sunshine Grove Road approximately 667 feet north of 

Sorrel Street 

PARCEL KEY 
NUMBER: 102800 

APPLICANT’S REQUEST 

The petitioner is requesting a rezoning of their 4.7-acre parcel from AG (Agricultural) 
to AR-2 (Agricultural/Residential 2). The petitioner would like to rezone to subdivide 
the parcel into 2 lots. The minimum size of a newly created agricultural parcel is one 
unit per 10.0 acres. The parcel currently does not meet the size requirements to 
subdivide. Rezoning the parcel to AR-2 (Agricultural Residential 2) would allow one 
unit per acre.   

SITE CHARACTERISTICS: 

Site Size: 4.7 acres 

Surrounding Zoning & 
Land Uses: North: AG; Agriculture 

South: AG; Agriculture 
East: AG; Agriculture 
West: AG; Agriculture 

Current Zoning: AG (Agricultural) 

Future Land Use 
Map Designation: Rural 
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Hernando County Planning Department Staff Report H-25-03 

ENGINEERING REVIEW: 

The subject parcel is located approximately 667 feet north of Sorrel Street with frontage 
on Sunshine Grove Road. 
The County Engineer has reviewed the petitioner’s request and has the following 
comments:  

• The site lies within the Wiscon watershed, within Basin A0230; the basin is closed; 
the base flood elevation (BFE) is 71.04.  

 
• Improve driveway apron to current County standards, Refer to Hernando County 

Facility Design Guideline IV-26 
 

• Ensure appropriate access to second residence, (follow Class D requirement) 
create a 15-foot access easement. 

UTILITIES REVIEW  
Hernando County Utilities does not currently supply water or sewer service to this parcel. 
Water service is not available. There is a 16” force main that runs along the power lines 
in the back of the property. HCUD has no objection to the zoning change from AG to AR2, 
subject to Health Department approval of any proposed onsite sewage treatment and 
disposal system. 
 
LAND USE REVIEW: 

Minimum AR-2 (Agricultural/Residential)2 Building Setbacks: 

• Front: 50' 
• Side: 10' 
• Rear: 35' 

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 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.  
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Hernando County Planning Department Staff Report H-25-03 

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. 

(d) Agricultural/residential-2: 
i. Single-family dwellings 
ii.    Mobile homes 

COMPREHENSIVE PLAN REVIEW: 
The subject property is located within the Rural Land Use designation on the County’s 
adopted Comprehensive Plan. The petitioner’s parcel is located on Sunshine Grove 
Road; the parcels immediately across the street are AG (Agricultural); however, they 
are similar in size to the anticipated lot size to be created through this rezoning and 
subsequent subdivision.  

Rural Category  

Objective 1.04C: The Rural Category allows agriculture, agricultural 
commercial, agri-industrial, recreation, agritourism and 
residential land uses of a rural character. Certain 
neighborhood commercial uses may be allowed subject to 
locational criteria and performance standards. Residential 
density is 0.1 dwelling units per gross acre (1 unit per ten 
gross acres) except where otherwise indicated by the 
strategies listed herein and incorporated into the land 
development regulations.  

Comments:  The proposed rezoning is consistent with the strategies for 
rural density and the pattern of land development on the 
surrounding parcels.  
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Hernando County Planning Department Staff Report H-25-03 

FINDINGS OF FACT:  

A rezoning from AG (Agricultural) to AR-2 (Agricultural/Residential 2) is appropriate based 
on consistency with the Objectives for the Rural Land Use Classification within the 
County’s adopted Comprehensive Plan.  

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 AG (Agricultural) to AR-2 
(Agricultural/Residential 2). 
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Hernando County Planning Department Staff Report H-25-03 

P & Z ACTION: 
 
On May 12, 2025, 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 rezoning from AG (Agricultural/Residential) to AR-2 (Agriculture/Residential) 2. 
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RESOLUTION NO. 2025 - _____ 
 
WHEREAS, Hernando County has adopted zoning regulations pursuant to Section 125.01(1) and 
Chapter 163, Florida Statutes, which authorize the County to regulate the use of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and 
 
WHEREAS, the Hernando County Board of County Commissioners (BOCC) conducted a duly 
advertised public hearing to consider the requested changes in zoning on the specified parcels in 
Hernando County, Florida, as more fully described below; 
 
NOW THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS 
OF HERNANDO COUNTY, FLORIDA, AS FOLLOWS: 
 
APPLICANT: Desmond Manor on behalf of Mavaro, LLC, a Florida Limited Liability 

Company, as Trustee of the 11472 Sunshine Grove Road Land Trust Agreement 
U/A/D February 8, 2023 

 
FILE NUMBER:  H-25-03 
 
REQUEST: Rezoning from AG (Agricultural) to AR-2 (Agricultural/Residential 2) 
 
GENERAL  
LOCATION: Frontage on Sunshine Grove Road approximately 667 feet north of Sorrel Street 
 
PARCEL KEY 
NUMBERS: 102800 
 
REQUEST: Rezoning from AG (Agricultural) to AR-2 (Agricultural/Residential 2) as 

enumerated in the BOCC Action, which is incorporated herein by reference and 
made a part hereof.  The representations contained in the rezoning application are 
incorporated herein by reference and made a part hereof and are relied upon by 
the County to be true and correct.  For purposes herein, it is presumed that all 
notice and advertising requirements have been satisfied. 

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

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

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses. 
 
CONCLUSIONS  
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

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

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses.  
 
ACTION: After notice and public hearing, based upon the record in this matter and ALL of 

the findings of fact and conclusions of law above, the BOCC hereby APPROVES 
Rezoning from AG (Agricultural) to AR-2 (Agricultural/Residential 2) as set forth 
in the BOCC Action, which is incorporated herein by reference and made a part 
hereof.  Any requests, uses, variances or exceptions that were requested in 
connection with this rezoning application but not specifically approved herein are 
hereby deemed DENIED. 

 
ADOPTED IN REGULAR SESSION THE        DAY OF                          2025. 
 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

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

APPROVED AS TO FORM AND LEGAL SUFFICIENCY 
 
By:  _____________________________________________ 

County Attorney’s Office 
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Meeting: 07/01/2025
Department: Planning

Prepared By: Dlnigro Nigro
Initiator: Omar DePablo

DOC ID: 16000
Legal Request Number: LR-2025-268-1

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Rezoning Petition Submitted by Joseph M. Mason, Jr., Esq. on Behalf of Shady Oaks Project, 
LLC, for Property Located on Treiman Boulevard (H2515)

TITLE

BRIEF OVERVIEW
Request:
Rezoning from PDP(MH) Planned Development Project (Mobile Home) to PDP(SF) Planned 
Development Project (Single Family) with deviations and establish an associated Master Plan

General Location:
East Side of Treiman Boulevard, 2548 feet north of Reynolds Street, opposite Belt Drive

P&Z Action: 
On May 12, 2025, 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 Rezoning 
from PDP(MH) Planned Development Project (Mobile Home) to PDP(SF) Planned 
Development Project (Single Family) with deviations and establish an associated Master Plan 
with unmodified performance conditions.

FINANCIAL IMPACT
A matter of policy.  No financial impact.

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

RECOMMENDATION
It is recommended that the Board adopt and authorize the Chairman’s signature on the 
attached resolution approving the petitioner’s request for a rezoning from PDP(MH) Planned 
Development Project (Mobile Home) to PDP(SF) Planned Development Project (Single 
Family) with deviations and establish an associated Master Plan with performance conditions.

Omar DePablo Escalated 06/16/2025   3:14 PM
KayMarie Griffith Approved 06/16/2025   3:41 PM
Albert Bertram Approved 06/17/2025   9:27 AM
Pamela Hare Approved 06/20/2025   4:09 PM
Victoria Anderson Approved 06/23/2025   9:28 AM
Heidi Prouse Approved 06/23/2025   9:44 AM

REVIEW PROCESS

Page 1
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Resolution (ID # 16000) Meeting of July 1, 2025

Toni Brady Approved 06/25/2025   8:35 AM
Jeffrey Rogers Approved 06/26/2025   6:25 AM
Colleen Conko Approved 06/26/2025   8:05 AM

Page 2
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HI'RNANI)O COI,]N'I'Y ZONI N(; AMBN DMIiN'I' P!]1'ITION

Application to Change a Zoning Classification

Application request khcch ot'.) |

Rezoning tr Standard E PDP

Master PIan E New D Revised

PSfOD tl Co[ununicatio[ Tower E Other
PRINT OR TVPB ALL INFORMATION

9u1. Dec. _!!,2Q24

r, 
" 

N". hl -25 -15()*icia, Darc sta'np

RECEIVED

FEB 0 5 2025

Hlntrtdo Cqd, Dadopflnt Sqriea
Aring Diyi*xt

Shady Oaks Project, LLC

Address: 4912 Turnbury Wood Drive
APPLICAN'I'NAME

City Tarnpa State: Florida zip :33647
phonc. {813)817-6020 Email:robert@newstrategyholdings.com
Pfopealy orvner''s nrme; (inot lhe apdrcant)

REPRES-EN'IATIVE/CON'I'AC NA[I D

C6mpaDy Nanre: Joseph M. Mason. Jr.. Eso
Address: 101 Soulh Main Street

Brooksville Stote; Florida
Phone: 796-0795 Email r ioemason(Amcoeemasonlaw.com

HOME OWNDRS ASSOCIATION: E'{ es @No liloppncobte p.otid! nante)

Contact Narne:
Address: Ci Stato;_ Zip:_

t.
2.

3.

4.

5.

6.

7_

8

9.

PROPIR'IY INIIOTTM 'I'ION I

PARCEI,(S) KEY M,'MBER(S):
SECTION 13 ToWNSHIP 23 South RANGE 21 EASI

Asriculture (AG)
Planned Develooment Proiect /Residential) PDP (RES)

Sizc ofarca covercd by application: 82.47 (MOL) acres
High*"y and street boundaries; West Side of U5-301. South of SR-50
tlas a public hearing been held on this property within the past tlrelve months? EYesONo
Will expcrhvituess(es) be ulilized during the public heorings? d Yes tr No (lfyes, identiry on an a(tached list.)
Will a<iditional tirne be required during thc public hearing(s) and how much? d Yes E No lTim. ucedcd: One (1) Hour I

PROPERTY O}VNER AFFIDIVAT

l, Joseph A Tabshs, as Manager of Shady Oaks Proi€ct, LLC . have thorouShly cxamincd thc instructions for fitiog this
application and state and affirm that all infonrution submittcd within this pelition are true and cor.ect to the best ofmy knowledge aud
beliefaud are a n:atler ofpublic rccord, and that (check one):

A I anl the owner ofthe property aod am making this appticetion OR

and tcP$e atit , ilawtictblc)
tc subhil ln applicetion for the describ.d pr[perty. 

S EAD JLUl LL
By , as 1te l'tallager

9svr,,6e oI Ptoy.D Avro
STATE oF FLoRID/t rl.tt t - . .1

coUNTY oFlr*rB,*{,g,|lts'c{ 
o'tt

The forepoilp inshurncnt was
JosEpti A. Tabsh

acknowledged before me this day of t)i ,r-r"\,r
e

Signature of Notary Public

Effective Date: I l/8/16 Last l{evision: I ll8l16

PABLO DE JESUS TORANZO

Commission # HH {37388

Erpires August 21, 2027

zo-3!-, uv
as identification

NotuD' Seal/<klnp

who is Dersonallv Inown to rne or nroduced

Rezoning A)plicalion fom_ I l-08' I 6 Docx

tffi.:

Pagc I of I

zipl.34QQj!-

01150471 ar,d. I0l8862

Cunent zooing classifi cation:
Desired z.oning classification:

! I am the ownet of the pl operty and an a vthorizijr,g (apptiea'q:
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JoSEPH M. MasoN, JR. *
Law O FFtc Es oF

McGsE & MASON
PRoFESStoNAL AssocrarroN

IO I SOUTH MAIN STREET
POST OFFICE BOX I9OO

BRooKSVtLLE, FLoRTDA 3460s- r9oo
TELEPHON E: (352) 796_0795
FACSIMILE: (35 2) 796-0 a 3 5

wRtrER's DtREcr E-MA|L ADoREss:
JoEMASoN@McG EEMASON LAW. COM

February 5, 2025

RrcHARo E- MCGEE. SR.
9i6 - 2005)

PO5T OFFICE BOX

* ALso AoM| TED IN:
rHE DlsrRrcr oF CoLUMBT^

Mr. C. Omar DePablo, Direclor
Hemando County Planning Department
1653 Blaise Drive
Brooksville, Florida 34601 -303 1

Planntng Departm€rn
Hernando County. Ftorida

VIA IIAND DELIVERY

Re Shady Oaks Project, LLC
Zoning Amendment Petition
F'rom Agriculture (AG) to Planned Development Project (Residential) (PDP (RES))

Key Ns 1150471 & 1078862

Dear Omar:

Please be advised that I represent Shady Oaks Project, LLC, with regard to the above-

referenced matter. Enclosed is our Zoning Amendment Petition regarding the same. Also enclosed,

are the several items required to be submitted along with the Petition, as follows:

1. A copy of the lVarranty Deed fiom Shady Oaks North, LLC, to Shady

Oaks Project, LLC, dated October 21,2024, and recorded in Official Records Book
4484, at Pages 887-889, of the Public Records of Hemando County.

a. Also enclosed, are the Property Appraiser's Property
Record Card for each ofthe two (2) parcels. You will note that the
parcel with Key Ne 1078862 is shown by the Property Appraiser to be

owned by Shady Oaks North, LLC, but, in fact, that parcel is part of
the metes and bounds description of Parcel 5 in the deed, which
apparently has not been picked up by the Property Appraiser.

b. Further enclosed, is a copy ofa survey dated October
4,2024, by Simmons, Beall, and Trebour, LLC, showing that parcel

to be included in Parcel 5 ofthe survey, which corresponds to Parcel

5 as described in the deed (two copies ofthe survey are enclosed, one

being in 8.5" x I1" format, and the other being in 11" x 17" format).

2. Shady Oaks Rezoning Application Planned Development Narrative,
dated January 30,2025, by Florida Design Consultants, Inc., with Exhibits:

a. Cursory Listed
Environmental, May 28, 2024 :

Species Review; Horner

Recehrcd

FEB 0 5 2025
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Mr. C. Omar DePablo, Director
Hemando County Planning Department
February 5,2025
Page 2

b. Environmental Review; Homer Environmental,
August 15,2024;

c. US 301

I ransportatron;
Improvements; Florida Department of

d. Utility Availability Letter; Hemando County Utilities
Department; and

& Associates
Transportation Methodology and Assessments; Lincks

3. Two (2) copies of the proposed PDP Master Plan, one of which is in
8.5" x 11" format, and the other of which is in 1 I " x 17" format;

4. A map and list of adjacent properry owners lying within 500 feet of
the subject property. The APO information has previously been sent to you by the
Property Appraiser's office. Unfortunately, Parcel A ofTalisman Estates East (Key
Ne 1078862), was not included in our original request to the Property Appraiser,
resulting in a second request, which included that parcel. It is the revised APO map
and list, including that parcel, which is enclosed herewith.

5. Finally, there is enclosed a check from Shady Oaks Project, LLC, for
$2,489.64 in payment of your filing fee, together with a copy of the Fee Calculation
Sheet. The fee is calculated based on the 82.47 (MOL) acres reflected on the survey,
notwithstanding that the Property Record Cards reflect a total of 85.70 acres for the
two (2) parcels.

The instructions for submitting a Zonir,g Amendment Petition require that the petitioner
identifi all homeowners' associations to which property within the notification perimeter is subject.
The instructions indicate that the Planning Department can assist in identifiing such associations,
and we have made inquiry to the Department, but have not yet received a reply.

We have made a diligent search of appropriate databases, but can find no record ofthere
being an active homeowners' association within the notice area. The subject property borders the
north and east boundaries of Talisman Estates East, Phase 1, the plat of which is dedicated to
Talisman Homeowners' Association, Inc., but no record can be found ofany such HOA ever being
established, or of any documentation thereof being recorded. We have requested, but have not yet
received, apublic records search in that regard. Two (2) copies ofthat plat, one in 8.5 " x 1 1" format,
and one in 1 1 " x 17" format, are enclosed for your information.

As your file will reflect, on Augusl9,2024, we had a pre-appl ication conference with Cayce
Dagenhart, then of your office. We discussed various aspects of this matter, in conjunction with a
preliminary Master Plan designed for the development of the 196 single-family lots previously

L^w OFFrcEs oF MCGEE 6 MASON, PRoFEssroML Ass@anoN . Posr OFFTCE Box 19c)0 . BRooKsvrlLE, FLoRroA 346c)5- 190c) . (352) 7960795
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Mr. C. Omar DePablo, Director
Hemando County Planning Department
February 5, 2025
Page 3

approved, in 1985, for this property (see your file Ne H-85-58). We further explained to her our
proposal for the deviations recited in the narrative statement. Ms. Dagenhart had no negative
comments, but, pursuant to her suggestions, we have made modifications to the final iteration ofthe
Master Plan; mostly by providing additional buffering.

The lot discussed in Paragraph 4., above, was not included in the 1985 rezoning, and was not
included in the draft Master Plan discussed uith Ms. Dagenhart. However, it is not being utilized
to increase the number of single-family lots requested by this Petition; instead it has been added to

the buffer.

Please confirm that the Petition package is complete. If so, we will appreciate your
processing of this matter for presentation to the Planning and Zoning Commission and, thence, to

the Board of County Commissioners.

In the meantime, if you believe that additional matters need to be discussed in a post-

application conference with the applicant, please let us know.

Very sincerely yours,

OSEPH M. MASON, JR

JMlWlls\NEW0 I 2825.-z-LTROD.wpd

Enclosures
ec (Vencs.): Mr. Robert G. Melsom (robert@newstrategyholdings.com)

Law oFFrcEs oF MCOEE & MASON, pRoFEsstoNAL Assocanon . Posr OFFEE Box lgoo ' BRooKsvrLLE, FLoRIDA 34605_ l9oO ' (3s2) 796-0795
169



Lll{CKS & ASSOCTATES, LLC

November 27 ,2024

lt/ r. Ern ie Lane
Hernando County
1400 North Boulevard
Tampa, FL 33607

Re: Shady Oaks
Lincks Project No- 24124

Dear Mr. Lane,

The purpose of this letter is to establish the methodology to be utilized for the
Transportation Analysis for the proposed development located south of SR 50 and east
of US 301 in Hernando County, Florida, as shown in Figure 1.

Trip Generation

The trip rates to be utilized in the analysis will be obtained from the latest computerized
version of "OTlSS" which utilizes the lnstitute of Transportation Engineers' (lTE) Trip
Generation Manual , 'l t h Edition, 2021 , as its data base. Table 1 provides the trip
generation for the proposed land use.

Distribution

The distribution will be based on the existing development patterns in the vicinity of the
project. Figure 2 illustrates the proposed project traffic distribution-

The study network will include those roadways in which the PM peak hour project traffic
consumes 5% or more of the peak hour adopted Level of Service capacity for the
roadways within the vicinity of the project.

Based on the results shown in fable 2, the study network will include the following
roadways:

Exhibit - E

The developer proposes to develop the subject property for 196 Single Family Homes.

The following outlines the methodology to be utilized in this analysis:

Studv Network

. Treiman Boulevard from Pasco County to Cortez Boulevard

. Cortez Boulevard from McKethan Road to Treiman Boulevard

5023 West Laurel Street
Tampa, FL 33607

813 289 0039 Telephone
8133 287 0674 Telefax

\,r Mw.Lincks.com Website
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Mr. Ernie Lane
November 27 , 2024
Page 2
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Mr. Ernie Lane
November 27.2024
Page 4
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Mr. Ernie Lane
November 27,2024
Page 6

Buildout of the project is anticipated to be 2030.

Backqround Traffic

The 2030 background traffic to be utilized in this analysis will be calculated as follows:

'1) Lincks & Associates, LLC will conduct AM (7:00 to 9:00) and PM (4:00 to 6:00) peak
hour turning movement counts at the following intersections:

2) The existing counts will be adjusted to the peak season based on the 2023 FDOT
Peak Season Adjustment Factors for Hernando County.

3) The peak season traffic will be increased by the annual growth rate for each segment
contained in the Hernando County Tier I spreadsheet

The existing signal timings will be utilized for the intersection analysis

Analvsis Scenario

lntersection analysis shall be conducted based on HCS and/or SYNCHRO methodology
for the following scenarios:

1) 2030 background plus project traffic with budgeted geometry and signal timings.
lf the intersection operates at or above the adopted level of service, then no
additional analysis is required.

3) 2030 background plus project traffic with the background improvements identified
in #2 above.

4) 2030 background plus project traffic with any additional improvements required
beyond the background traffic to allow the intersection to operate at an acceptable
level of service.

Buildout

a. Treiman Boulevard and Cortez Boulevard
b. Cortez Boulevard and McKethan Road

Siqnal Timinqs

2) 2030 background with the improvements required to allow the intersection to
operate at the adopted level of service.
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firlr. Ernie Lane
November 27 ,2024
PageT

The proportionate share for any improvements required by the project traffic will be
determined.

Please indicate your acceptance of the proposed methodology for the project by signing
on the line provided below.

Sincerely,

LINCKS & I concur:

P.E. Ernie Lane Date
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SITE PLAN
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ITE TRIP GENERATION 11TH EDITION

&
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PERIOD SETTING

Analysis Name :

Proiect Name :

Dale:

State,/Provlnce:

Country:

Analyst's Name:

Land Use

210 - Single-Family
Detached Housing
(General
Urbar/Suburban)

NewAnalysls

Shady Oaks

11t2312024

No:
City:

ZiplPostal Code:

Client Name:

Editioni

lndependont
Variable

Dwelling Units

Time Period

Weekday 937
50%

937
50%

Slze

'196

Yotal

1874

Trip Generation Manual, l llh
Ed

Entry ExitMethod

Best Fit (LOG)
Ln(T) = 0.92ln(X)
+2.68

TRAFFIC REDUCTIONS

Land Use

210 - Single-Family Detached Housing

Entry
Reduction

oya

Adiusted Entry

937

Exlt Reduction

O o/o

AdJusted Exit

937

EXTERNAL TRIPS

Land Use

210 - Single-Family Detached Housing

Extemal Trips

1874

Pass+y%

0

Pass-by Trips

0

Non-pass-by
Trips

1A74

ITE DEVIATION DETAILS

Weekday

Landuse No deviations from lTE.

Methods No deviations from lTE.

ExtemalTrips 210 - Single-Famlly Detached Housing (Gensral Urban/Suburban)
ITE does nol recommend a parlicular pass-by% for this case.
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SUMMARY

Total Entering

Total Exiting

Total Ent€ring Reduction

Tolal Exiting Reduction

Total Entering lnternal Capture Reduction

Total Exitlng lntornal Capturo Reduc-tion

Total Entering Pass-by Reduction

Total Exiting Pass-bY Reduc-tion

Total Enlering Non-Pass-bY TriPs

Total Exiting Non-Pass-by Trips

937

937

0

0

0

0

0

0

937

937
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PERIOD SETTING

Analysis Name :

Project Name :

Date:

State/Provin cc:

Country:

Aralyst's Name:

Land Use

210 - Single-Family
Delached Housing
(General
Urban/Suburban)

New Analysis

Shady Oaks

11t2312024

lndependent
Varlable

Dwelling Units

Size

196 '103

Total

't37

No:
Clty:

ZplPostal Code:

Client Name:

Edition:

Time Period Method

Weekday, Poak Best Fit (LOG)
Hour ofAdjacent Ln(T) = 0.91Ln(X)
Strc€t Traffc, +O:12
One Hour
Betwe€n 7 and
I a.m.

Trip Generation Manual, 11th
Ed

Entry Exit

u
25%

TRAFFIC REDUCTIONS

Land Use

210 - Slngle-Family Oetached Houslng

Entry
Reduction

o%

Adiusled Entry

u
Exit Reductlon

0%

Adjustod Exit

103

EXTERNAL TRIPS

Land Us6

210 - Single-Family Detached Housing

Ertemal Trips

137

Pass-by%

0

Pass-by Trips

0

Non-pass-by
Trips

,t37

ITE DEVIATION DETAILS

Weekday, Peak Hour ofAdjacent Street Trafflc, One Hour Between 7 and 9 a.m.

Landuse No deviations from lTE.

l\rlethods No deviations fom ITE

ExlemalTrips 210 - Single-Family Detached Housing (General Urban/Suburban)
FTE does not recommend a particular pass-by% foI this case.
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SUMMARY

Total

Total

Total

Total

Total

Total

Total

Tolal

Total

Total

Entering

Exiting

Entoring Reduc-tlon

Exiting Reduction

Entering lntemal Capture Reduc{ion

Exitlng lnternal Capture Reduction

Entering Pass-by Reductlon

Exiting Pass-by Redus-tion

Entering Non-Pass-by TriPs

Exiting Non-Pass-by Trips

34

I

0

0

0

0

0

0

03

34

103
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Land Use

210 - Single-Family
Detached Housing
(General
Urban/Suburban)

NewAnalysis

Shady Oaks

11t23t2024

Size

196

Total

187

PERIOD SETTING

No:
City:

ZiplPostal Code:

Glienl Name:

Edition:

Time Period Mothod

Weekday, Peak Best Fit (LOG)
Hour ofAdjacent LnfD = 0.94Ln(X)
SbeetTraffc, +O.27

one Hour
Betwsen 4 and
6 p.m.

Trip Generation Manual, llth
Ed

Entry Exit

118
63%

69
37%

TRAFFIC REDUCTIONS

Land Use

210 - Single-Family Detachod Housing

Entry
Reduction Adjusted Entry

118

Exit Reduction

oyo

Adjusted Exit

69

EXTERNAL TRIPS

Land t se

210 - Single-Family Detadred Housing

Pass-by%

0

Pass-by Trlps

0

Non-pass-by
Trips

187

ITE DEVIATION DETAILS

Weekday, Peak Hour ofAdjacent Streot Traffic, One Hour Between 4 and 6 p.m-

Landuse No deviations from ITE-

Methods No deviations tom lTE.

ExtemalTrips 210 - Single-Family Detached Housing (General Urban/Suburban)
ITE does not recommend a particular pass-byo/6 for thls case.

Analysis Name :

Project Namo :

Oate:

State/Province:

Country:

Analyst's Name:

lndspendent
Variable

Dwelling Units

External Trips

147
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SUMMARY

Total Entering

Tolal Exlting

Total Entering Reductlon

Total Exltlng Reductlon

Total Entering lntemal Caplure Reduction

Total Exiting lntemal Capturc Reduc.tion

Total Entering Pass-by Reduction

Total Exlting Pass+y Reduc{on

Total Entering Non-Pass.by Trips

Total Exitlng Non-Pass-by Trips

118

69

0

0

0

0

0

0

'118

69
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o 11O

SOUtEVAf,D . BtOO(SVtU-E, ttORtDA 34613
F 352.7S4.{485 ! W w w w. H . I n a r d o C o u n t y. u i

8128t24

Re: Project Name: Shady Oaks
Parcel Key: 0l150471

Dear Robert Melsom,

The Hernando County Utility Departuent (HCUD) has infraskuctue in the vicinities of the
above subject parcel based on ATcGIS mapping. The Developer will be responsibte for
performing a hydraulic analysis on the existing collection and distribution systems to determine
if improvernents are required based on the proposed utility demands. Utility service will only be
dedicated upoa confirmation ofsystem capacity and paymetrt ofcontrecdon fees.

The following utility infrashucture is located near this property:

Water Service: 6" Water main at the entrance on Treiman Blvd

Wastewater Service: 4" force main at the entrance on Treiman Blvd

lf you have any other firther questions, please contact me at (352\ 75+4037 .

Sincerely,

Andrew Laurie
Commercial Services Assistant
Hernand o County Utilities Departrnent
P; (352) 75+4037
Em.ll! Alauieoco JErnando.fl .rrs

15365 CortEz Bouleryard, 2nd Floor
Brooksville, FL 34613

o t to

15165 (0RTEZ

P 352 .154 .40)7

.1.

-t

Exhibit - D

UTIIITIES DEPARTMENT
tJArtI o u/a5rEWAlUt .lit(!at[4r0 wArtH o Efl6lNLEt 6 . cu5IoMUt 5LIVt(t
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HORNER
Environmental
Prot sslonalsr lnc.

Ru

28536 Walker Drive.Wesley Chapel, FL 33544.(813) 907-9500

May 28,2024

Joe Tabshe
New Strategr Holdings LLC
4912 Tumbury Wood Dr
Tamp4 Fl 33647

Cursory Listed Species Review
Shady Oaks North
Hernando County, Florida

Dear Mr. Tabshe:

Homer Environmental Professionals, lnc. (HEP) visited the referenced propefi on May 22,2024 (Figures
1-4). The purpose of the site visit was to provide guidance pertaining to listed wildlife species and their
possible existence on site. This conespondence offers a summary ofour efforts.

Prior to our field review, the Florida Fish and Wildlife Conservation Commission (FFWCC), U.S. Fish and
Wildlife Service (USFWS), and Florida Natural Areas Inventory (FNAI) databases were analyzed to assess

what species were likely to occur in the project vicinity. Additionally, site specific data was reviewed with
respect to soils and cover types as well as current uses.

The Audubon Eagle Watch database indicates that no bald eag;le (Haliaeetus leucocephalus) nests exist
onsite or within I mile ofthe project site.

During our site review, special consideration was given to the potential presence of gopher tortoises
(Gopherus polyphemus). The gopher tortoise is listed as a "threatened" species by the FFWCC and the
animals and their burrows are protected from disturbance. During our site review, twenty-five (25)
gopher tortoise bunows were observed. An FFWCC permit will need to be obtained prior to the
disturbance ofany gopher tortoise burows. No other direct observations of listed species or their
occurrence on site were made during our site inspection.

HEP appreciates the opportunity to assist you with this project. Please don't hesitate to call if you need
anything additional.

Sincerely,

HORNER EI{vIRONMENTAL PROFESSIONALS, INC.k
President

Exhibit - A

198



=
"rn

.toooo.
Poinsetta p/

E

a
o c

E
o'r*- l

oc
1
o

q
(/,

o

mock Dr

Lcsicr.. ln 3 Fraser st
a) 8ax,6 Romar S taq 
Mal ovgodu ot

L ou iso Rd

tlY 0. Al //ord Luch^(\
Xaren's WaY o

o
3
!t
o-,

o
.{)
E

t-

o

ot
t,
E
J
c!
J

Em L

chcshirc a

c
o

Punch Rd

ohnny I Rd o
a

n

Reynoldd

Ln

sdvQ

J
toq

o
a)

F
a""d

+d

Sr l)
o"

Iannahill Sl

Two Rut R.,

S tcllar Dr
Sources: Esri, HERE, Garmin, USGS,,ntermap, lNCREl,'IENT P, NRCan, Esri
Japan, METI, EsriC
OpenstreetMap con

hrna (Hong Kong). Esn Korea. Esri(Thailand), NGC.C._-(c)

lnbulors, and lhe GIS LJser Community D tr,

DalerS./21/2024 Drawn byr CF

Source ESRI Horler Environmental
ProfessioIlals
28536 Walker Drive

Wesley Chap€l. FL3l544
(813) 907"9500

hornerenvironmental.com

Shady Oaks North
Figure l:LocationMap

Sections 13, Township 23 South, Range 2l Easl
Sections 14, Township 23 Soulh, Range 21 East

Hernando County, FloridaNew Strate$/ Holdings LLC

N

A
--

0

8e,t Or

.l

199



Dzre:3l2ll2t)24 Drawn by: CI

Source:LABINS

'Jew Strategy Holdings LLC

Shady Oaks North
Figure 2: 2020 Aerial Photograph
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HORNER

28536 Walker Drive .Wesley Chapel, FL 33544. (8i3) 907-9500

August 15, 2024

Joe Tabshe
New Strategy Holdings LLC 4912 Turnbury
Wood Dr Tampa, Fl 33647

RE Environmental Review
Addendum 2 5128124 Letler Report
Shady Oaks North
Hernando County, Florida

Dear Mr. Tabshe:

Homer Environmental Professionals, Inc. (HEP) visited the referenced property on May 22,2024 (Figures
1-4). The purpose ofthe site visit was to provide guidance pertaining to listed wildlife species and wetlands
and their possible existence on site. This correspondence offers a summary of our efforts.

Prior to our field review, the Florida Fish and Wildlife Conservation Commission (FFWCC), U.S. Fish and
Wildlife Service (USFWS), and Florida Natural Areas Inventory (FNAI) databases were analyzed to assess

what species were likely to occur in the project vicinity. Additionally, site specific data was reviewed with
respect to soils and cover types as well as current uses.

The Audubon Eagle Watch database indicates that no bald eagle (Haliaeetus leucocephalus) nests exist
onsite or within I mile ofthe project site.

During our site review, special consideration was given to the potential presence of gopher tortoises
(Gopherus polyphemus). The gopher tortoise is listed as a 'lhreatened" species by the FFWCC and the
animals and their bufiows are protected from disturbance. During our site review, gopher tortoise burrows
were observed. An FFWCC permit will need 10 be obtained prior to the disturbance ofany gopher tortoise
burrows. No other direct observations of listed species or their occurrence on site were made during
our site inspection.

During our site visit HEP reviewed the site for the presence of wetlards onsite. Other than a couple of very
small marginal low areas, t{EP did not encounter any wetlands or potential wetlands and didn't flag or mark
anything.

HEP appreciates the opportunity to assist you with this project. Please don't hesitate to calt if you need
anything additional.

Sincerely,

IIORNER trI{VIRONMENTAL PROFESSIONALS, INC.

**",
Plesident

Exhibit - B

Environmental
P?ofcssionals, lnc.
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Date:3121/2024

Source: LABINS
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SHADY OAKS REZONING APPLICATION

PLANNED DEVELOPMENT NARRATIVE

Parcel Key: 0LL50471& Parcel Key: 1078862

Presented to:

Hernando County

1653 Blaise Drive

Brooksvitte, FL 34501

Prepared for:

Shady Oak Projecl LLC

4912 Turnbury Wood Drive

Tampa, FL 33647

Prepared by:

€v
FLORIDA DESIGN
CONSULTANTS, INC.
_ THIN( II ACHIEVE IT. _.

17907 Aprite Drive, Suite 150

Land 0' Lakes, FL 14638

January 30, 2025

FDC Project #: 2024-0077;Task 0900

208



TABLE OF CONTENTS

1. lntroduction

2. Project Proposa[ & Site Characteristics...............---.

3. EnvironmentalConsiderations....

4. SitePtanDiscussion..............

5. lmpacts to Public Facitities..........

6. Water & Sewer Services......

a. Cursory Listed Species Review; Horner Environmental, May 28,2024......... 7

b. Environmental Review; Horner Environmental August 75,7024................ 7

(. US 301 lmprovements; Florida Department of Transportation....... 7

d. Utility Avaitability Letter; Hernando County Utilities Department.............. 7

e. Transportation Methodology and Assessments; Lincks & fusociates.......... 7

Page

2

2-4

4

4-6

6-7

7

7

1

209



1. INTRODUCTION

The app[icant, Shady Oak Project LLC, has purchased the two parcel key properties: 01150471 and

1078862 which combined has a tota[ land area of approximately 83.03-acres that is located on the east

side of Hwy. US 101 and is south 0f State Route 50 in unincorporated Hernando County.

ln 1985, the Hernando County Board 0f County Commissioners (BoCC) approved a rezoning (#H-85-58)

that totaled approximatety 210 acres and included a mobile home park, commerciat uses and 196

dwelling units. The Shady Oak property and subject to this application is where the 195 dwe[ling units

were to be developed.

This rezoning apptication request is t0 develop the 196 units as approved in (H-85-58) as a unified

detached singte family master planned community that provides buffering and open space that

comptiments the surrounding area and complies with current County and appticabte regutations. The

proposed minimum [0t size for a single famity tot is 50 ft (w)X 120 ft. (D). The homes wit[ have a maximum

of 35 ft or two (2)stories. The deve[opment wiL[ utilize County public potable water and sanitary sewer

service.

2. PROJECT PROPOSAL & CHARACTERISTICS

Topographicatly, the site appears to graduaLly rise from its US Hwy 301 (Ireiman Btvd.) frontage by

approximateLy 50 ft. towards the center ofthe site and then stopes approximately 30 ft. back down to the

CSX rait tine right-of-way.

The properties frontaqe along US Hwy. 301 witt be the main entrance to the project. This entrance road

wi[[ be enhanced with [andscaping, stormwater, entry m0numentations, and watkways as it meanders to

the residential and amenity areas 0f the community. US Hwy. 301 is to be improved by the Ftorida

Department of Transportation (FD0T) to a 4 tane divided roadway. Ptease refer to Exhibits C.These

improvements are scheduled t0 begin construction in 2025. As illustrated on the zoning site plan, this

main entry road is proposed to have an interconnecting [oca[ road to Jodi W. Drive, to the south. This

intersection witl be designed with a round-a-bout. A third potential connection is shown at Reynotds

Street. The LocaI roads within the deveLopment are proposed to be pubtlc and wi[tbe designed to compty

with Hernando s County development standards.

2

The 83.01 acre project site, subject t0 this rezoning request, vacant with a variety of upland tree types

and sizes. As noted by Homer EnvironmentaI in their August 15, 2024 EnvironmentaI Review, which is an

addendum to their May 28, 2024 review and attached to this application as Exhibits A & B indicated that

there were no observed jurisdictional wetlands on the property. There were observed gopher tortoise

burrows that wit[ need to 0btain the pr0per permitting prior to any disturbance. No other endangered or

listed wildlife species were observed and there were n0 bald eagle nest(s) on site or within one (1) mite

of the site.
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The project wit[ be designed with a stormwater management system that comp[ies with the current

regulations of Hernando County as wet[ as the Southwest Florida Water Management District

(SWFWMD). The proposed stormwater ponds are t0 be [ocated to provide additionaI separation/buffering

from adjacent residentia[, white enhancing the quatity of the singte-family lots and overatl

devetopment. The development wi[[ contain a centratized amenity area atong with neighborhood parks

which witl comply with or exceed the County s requirements for acreage. The parks witl be located in a

manner to promote multi-modaI uti[izati0n.

It shou[d be noted, that parceI key 1078862 is providing additionaI buffing and stormwater for the project.

The overal density of 196 units, as approved (H-85-58) is not increased.

Tabte 1

Proj€ct Size and Proposed Density

PROPOSED DEVIATIONS FROM CODE

As ittustrated on the submitted PDP Zoning Site P[an, the 196 single fami[y community is designed to

provide a transiti0n from the existing residentia I wh ich are on varying size lots ranging from 50 X 105 to

larger and the existing church and lndustrial Future Land use further to the north by substantial

separation with [arge buffer areas, that may incorporate existing veqetation and the stormwater ponds,

further described in the apptication.

The fotlowing deviati0ns from Code as based on the utilization ofthe (R-14) Residentia I District standards

as outtined in Articte lV - Zoning District Regulations; Section 2 - ResidentiaI Districts from ARTICLE lV

- ZoNING DISTRICT REGULATI0NS in the ad0pted Code 0f ordinances of Hernando County, F[orida, as

fottows:

3

Site Size in acres

lJptand 83.03 ac

Wet[and 0ac

TotaI Site Size 83.03 ac

Proposed Development 196 Singte Family Detached Units

Gross Density (on TotaI Site) 196 units on 81.01 acre = 2-16 u/ac

The tota[ size 0f the project and proposed density is shown in Table 1 - below.

(4) Dimension and area regutations

o (b) Minimum tot width
. Reduction in the required lot width of sixty (60)feet to a minimum 0f fifty (50)feet.

The existinq residential adjacent to the project site have range from 50 ft. in width

to [arger. To create the substantiaI buffering including the tocation ofthe proposed

stormwater faciLities, park requirements and native vegetati0n standards that have
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been adopted since the origina[ 196 units were approved in 1985, that the width

the sinqle{amily lots be reduced to 50 ft.

o (c) Minimum front yard requirements

. Reduction in the required front yard setback along US 301 from the required 12 5 ft.

to 25 ft tiS 301/Treiman Btvd. witt be the project s main entry - though there witl

be no buildings we[[ beyond the 125 ft. requirement, it is envisioned thatthe US

301 frontaqe wi[[ be improved with a potentiaI entry fealure, signage and

monumentation and enhanced Landscaping.

3. ENVIRONMENTALCONSIDERATIONS

a. Flood Zone

According t0 the February 2012 FEMA maps the majority of the site not designated with ftood

plain. Portions 0fthe site have an AE desiqnation. The PDP zoning site p[an conceptuat[y incorporates

and utilizes a significant portion of the AE Ftood Ptan areas into the c0mmunity design. Detailed

engineering and permitting wi[[ determine the final impacts and if any of the houses or structures

wi[[ need t0 be raised above the etevations as established by FEMA. lf required, the first ftoor 0f at[

habitable buitdings on the site wi[L be elevated, as determined by the enqineering and anatysis, which

wi[[ be consistent with Hernando County regutations.

b. Water Features

There were no visible water features noted in the review by Horner Environmental, in their

EnvironmentaI Review, dated August 15, 2024. This review is an addendum t0 Horne/s, May 28, 2024

tetter.(ExhibitsA&B)

c. Habitat

A Pretiminary Protected/Listed Species site review was conducted by Horner Environmental. Their

observations are provided in Exhibits A & B. ln summary gopher tortoise burrows were observed. As

noted, no other listed species 0r their occurrence were observed onsite. According t0 the Audubon

Eag[e Watch data base, there are no ba[d eag[e nests either onsite or within one (1)mite ofthe pro.iect

site.

4. SITE PLAN

The proposed site p[an incorporates the 196 units as approved in the H-85-58 rezoning - whi[e providing

a transiti0n from the residential to the south which has [ots ranging in size starting at 50 ft. X 105 ft. and

lndustriaI Future Land Use Designation north 0f the exlsting church.

4
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north. A minimum 10 ft. landscape buffer is provided a[0ng both the north and south property lines in

this conidor. The existing residential to the south also has a 50 ft. wide right-of-way which provides

additiona I buffering. The main entry at US 301 is envisioned to have signage and entry featu res to identify

the projert.

The conceptualsite plan identifies a potentiaI interconnection with the extension ofl0di West Drive which

has a right-of-way that dead ends into the project site. A round-a-bout is proposed at this

intersection. This round-a-bout atso acts as the main entry feature into the c0mmunity.The main

community road right-0f-way wi[[ atso have a separate 40 ft. wide buffer ad.iacent to the existing single

family to the south. This main community road witI incorporate pedestrian leveI connectivity, which wit[

also extend throughout the community. The main community road wi[[ terminate at the proposed

community amenity area with another round-a-bout that then provides direction to the singte{amity

lots. lt shoutd be noted that the new community ptan is iltustrating that the existing residential wi[[ be

buffered by the proposed stormwater management system in addition t0 a 15 ft. wide landscape buffer.

The new residentiaI area south of the amenity area wi[[ contain a neighborhood park, its design and

location wi[[ be determined upon finaI design.overa[, the community wilt achieve and/or exceed the

2.47 acres of community open space per the County Land Development code. This residential area is

shown to have a secondary access connection to Reynolds Street. This connection to Reynolds wi[[ also

be enhanced with [andscaping/stormwater areas and buffering. A stormwater pond is shown to provide

additionat buffering and separation for the amenity area and residential south of the amenity

area. lnternal to the community wilt be a pedestrian system connecting the r€sidential areas to the

amenity center and neighborhood parks wit[ be provided.

Compatibitity, project perimeter setbacks and buffers

The PDP site plan as described and as provided, reftects that this property - white having been approved

for 196 units, that this property also provides as a transition from the abutting residentiaI to the south

with lots ranging from 50 X 105 to qreater to the existing church and the vacant land to the north which

inctudes the Future Land Use designation 0f lndustriat.

The site plan provides and reflects this trans;tion with the community's main entry road as it meanders

from US 301 t0 the round-a-bout with a connection to.Jodi W. Drive. This meandering alignment creates

opportunities to provide for the required stormwater manaqement, buffering/open space and pedestrian

connectivity. The bufferinq atong the property Line abutting the existing residential expands t0 40 ft. in

width as the lots for the existing residentiaI to the south also increase in size. This additional buffering

provides opportunities to include the preservation of naturaI vegetation and trees, t0 meet the County's

The main entrance road from US Hwy. 301 fireiman Btvd.) meanders through the approx. 154 ft. wide

corridor, altowing the opportunity to provide buffering, stormwater and pedestrian connectivity in a

design that reflects the rurattransition from the residents to the south and the existing church to the

5
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requirement to preserve at least 7 % of the natural vegetation. The same is true with the stormwater

system that is located between the proposed and existing residentiaI community, which also identifies a

15 ft. wide buffer. once the tree survey is completed, it is anticipated that the stormwater ponds wi[[ be

able to be designed to inc0rporate preservation of existing naturaI vegetation.

The proposed connection to Reynolds Street wi[[ be enhanced a 25 ft. wide buffer along Reynolds Street

and abutting residentiaL. This entry area wi[[ also provide [andscaping, stormwater system and community

monumentation. This area wi[[ also provide an opportunity t0 incorporate natural vegetation and

pedestrian connectivity.

The residential area south of and inctuding the amenity area wi[[ be setback from the existing CSX raiI

line with a stormwater pond and 20 ft. wide landscape buffer.

Proposed setback and minimum sizes for individua[ lots -

The proposed minimum lot size for the 196 single-famity tots is 50 ft (W)x 120 ft. (D). Minimum lot area

of 5,000 sq. fr setback for individua[ [ots.

o Front - 25 ft
. Side - 5 ft (a deviation from the 10 ft.)
. Rear- 15ft
. Lot Coverage: Maximum of 40% (a deviation from the 35%)

5

. Transportation

The Traffic Methodotogy recommendation is submitted and included with this Rezoning

Application. The main entry to the community wi[[ be from US Hwy. 301 which is programmed to be

widened by FD0T, to a 4-[ane divided roadway. This deve[opment wiL[ not reducethe LeveIofService

0f the improved US 301. ln addition, the deve[opment is proposinq interconnectivity t0 the adjacent

existing road network that has riqht-of-way that abuts the project site including the extension ofJodi

W. Drive and connection to Reyno[ds Street as described. The Traffic Methodotogy Study was

prepared by Lincks & Associates, and auached as Exhibit D.

. StormwaterManagement

The new development wi[[ be required to attenuate and treat its stormwater within the project

boundaries. The design of this system wi[[ compLy with Hernando County and SWFWMD

regulations. The rezoning master p[an - conceptualty shows the [ocation the stormwater p0nds and

how these ponds are used t0 enhance the buffering and compatibitity with the surroundinq uses.

IMPACTS TO PUBLIC FACILITIES

6
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Utitities

The proposed project wi[[ utitize C0unty potabte water and sanitary sewer. The applicant wilt
coordinate with the County t0 determine what improvements, if any, wit[ be required t0 adequate[y

serve the proposed proiect

Public Schoot Facitities

The appticant understands and wift appty for a finding 0f school capacity for the Hernando County

SchooI District and subject to and comp[y with the educationaI facilities impact fees. According the

school board adopted 2023-2024 budget - Eastside Etementary is funded to construct and add

twenty (20)classro0ms starting in 2025. Hernando Senior High School is funded to add twetve (12)

classrooms beginning in 2027.

6. WATER & SEWER SERVICES

The Hernando County Utitity Department (HCUD) identified in a verification lener dated Augusr 25,

2024, and attached as Exhibit E. HtUD conflrms that a 6-inch potable water line and a 4-inch sanitary

sewer force main are located near the project s main entry on IJS HWY 301/Treiman Btvd. The

appticant wit[ appropriatety coordinate with HCUD to ensure the project is adequately served.

7. EXHIBITS

a. Cursory Listed Species Review; Horner Environmentat, May 28, 2024

b. EnvironmentaI Review; Horner Environmental, August 15, 2024

c. US 101 lmprovements; Ftorida Department of Transportation

d. Utitity Avaitabitity Letter; Hernando County Utitities Department

e. Transportation Methodoloqy and ksessments; Lincks & Associates

o\admin\projectdocs\s\rhadyoaks\repo$\shadyoaks,Ltc-shadyoaksre?oningapplicati0nrepoaa.-bk.doq

1
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F:\Rezonings\H-25-15 Shady Oaks Project LLC\Staff Report\H2515 Staff Report.Docx 1 

STAFF REPORT 

HEARINGS: Planning & Zoning Commission: May 12, 2025 
Board of County Commissioners: July 1, 2025 

APPLICANT: Shady Oaks Project, LLC 

FILE NUMBER:  H-25-15 

REQUEST: Rezoning from PDP(MH) Planned Development Project (Mobile Home) to 
PDP(SF) Planned Development Project (Single Family) with Deviations and 
Establish an Associated Master Plan  

GENERAL 
LOCATION: East Side of Treiman Boulevard, 2,548 feet north of Reynolds Street, 

opposite Belt Drive 

PARCEL KEY 
NUMBER(S): 01150471, 1078862 (Portion) 
 
APPLICANT’S REQUEST 
The subject site was rezoned in 1985 for a mobile home park (H-85-58) with a maximum number 
of 196 units. To date, no construction has occurred on the subject site.  

The petitioner’s current request is a rezoning from PDP(MH) Planned Development Project 
(Mobile Home) to PDP(SF) Planned Development Project (Single Family) to develop a unified 
single-family residential subdivision. The number of units is being held to the previous 
development approval (196).  

The lot sizes and setbacks requested for the development are:  

Lot Size 50’x120’ (6,000 square feet) 
Building Height 35’ (2 Stories) 
Building Setbacks Front: 25’  

Side:  5’ Internal **Including 2nd Front for Corner Lots  
Rear: 15’  

SITE CHARACTERISTICS 
Site Size: 82.47 acres 

Surrounding Zoning; 
Land Uses: North: AG; undeveloped 

South: AG, R1-A; undeveloped and residential uses  
East: AG; Suncoast Line Railroad and Undeveloped  
West: PDP(MH) and AR1; Residential and Agricultural-Residential 

uses  
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Hernando County Planning Department Staff Report H-25-15 

F:\Rezonings\H-25-15 Shady Oaks Project LLC\Staff Report\H2515 Staff Report.docx 2 

Current Zoning: PDP(MH) Planned Development Project (Mobile Homes) 

Future Land Use 
Map Designation:  Rural  

ENVIRONMENTAL REVIEW 
An environmental analysis was completed on the subject site by the applicant and observed 
gopher tortoise burrows. No other direct observations of listed species or of their potential 
occurrence during the site inspection. Additionally, no wetlands were found to be on the site during 
preliminary inspection.  

The applicant shall be required to comply with all Florida Fish and Wildlife Commission permitting 
requirements at the time of conditional plat.  

UTILITIES REVIEW 

The Hernando County Utilities Department does not currently supply water or sewer service to 
these parcels. Water and sewer services are available to these parcels. HCUD has no objection 
to the requested rezoning, subject to a utility capacity analysis and connection to the central water 
and sewer system at time of vertical connection. There are known deficiencies in the surrounding 
area's utility system. The Florida Department of Transportation is constructing improvements to 
US 301 and HCUD is upsizing the existing utilities along the highway during construction, which 
may address the known deficiencies. 
 
Availability of existing water, sewer, and reclaimed water capacity is dependent on the engineer's 
estimated flows for the proposed development. Existing utility infrastructure may require upgrades 
to supply service to the proposed development. Complete a Utilities Capacity Request form 
located on HCUD's Engineering website and submit with a proposed site plan for capacity 
inquiries. Utility location does not guarantee capacity.  
 
ENGINEERING REVIEW 
The subject site is located on the East Side of Treiman Boulevard, opposite Belt Drive. It has one 
main access proposed off Treiman Boulevard, with interconnectivity proposed to the parcels 
immediately adjacent to the north and south.  

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

• A Traffic Access Analysis is required to be submitted. Refer to Hernando County Facility 
Design Guideline IV-18.  Any improvements found to be warranted in the Traffic Access 
Analysis will be the responsibility of the developer to install.  

o A Methodology Statement was received on 12/02/2024 and approved on 
1/16/2025.  

• A Frontage Road is required for this project as it abuts Treiman Boulevard (US-301), per 
the requirement of Ordinance.  Due to the unique layout of the site, the entrance road into 
the development shall serve as the frontage road to the development. At the time of 
conditional plat, the applicant shall be required to demonstrate interconnectivity with the 
surrounding parcels. 
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• The Roadway and Driveway design will need to meet Hernando County Standards. 

Comments:  The petitioner has indicated that an interconnecting local road to Jodi W. Drive to 
the south will be constructed as part of the development. An additional potential 
connection to Reynolds Street is also proposed. These interconnections and their 
associated roundabouts shall be reviewed at the time of conditional plat.  

LAND USE REVIEW 
The applicant is proposing 196 units, an equivalent number of units to the previous approval, with 
a gross density of 2.36 dwelling units/acre.  

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 shown two access points to the project. The northernmost 
entrance to the development shall be constructed as a boulevard and shall be 
treed in accordance with the Land Development Regulations. The tree-lining shall 
continue throughout the entire entryway until the roadway meets the first 
residential pod of the development.  

Setbacks, Lot Width and Sizes:  

The petitioner has proposed the following building setbacks and lot sizes for the subject site:  

• Lot Size: 50’x120’ (6,000 square feet) 
• Lot Coverage: 40% (Deviation from 35%)  
• Front Setback: 25’  
• Side Setbacks: 5’/ 15’ corner lots (Deviation from 10’) 
• Rear Setbacks: 15’ (Deviation from 20’  

Comments:  Based on previous Board of County Commissioners’ direction, the side setbacks 
proposed by the applicant are not supported by Planning Division staff. For 
consistency with previous approvals and to maintain the general atmosphere of 
Hernando County it is recommended that the side setbacks be increased to 7.5’ 
with the retention of the 15’ setbacks for corner lots.   
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  The lot width reduction is supported by staff to allow for the increased buffering, 
stormwater facilities and park and natural vegetation to be developed on the site. 
The lot width proposed is within the policy direction of the Board of County 
Commissioners and will allow for clustering of the homes and provide opportunities 
for residential development within the uniquely sized parcel. 

Perimeter Setbacks and Buffers 

The petitioner has proposed the following perimeter setbacks for the subject site:  

• North: 30’  
• East: 30’  
• West: 30’  
• South: 50’  
• Along Treiman Boulevard: 25’ (Reduction from 125’) 

Comments:  This perimeter setback reduction along Treiman Boulevard is not supported 
by staff. No buildings are proposed within the 125’ setback. Additionally, 
Treiman Road is anticipated to be widened in the near future; additional 
right-of-way may be required from the applicant. In addition, signs and 
landscaping are allowed within the perimeter setback insofar as they meet 
all appropriate Hernando County Facility Design Guidelines and permit 
requirements, including sight triangle and circulation. The justification is not 
warranted.  

Within these perimeter setbacks, the petitioner has proposed the following buffers:   

• 10’ landscape buffer along both sides of the entrance road into the development  
• 15’ landscape buffer along the northern boundary where the residential development 

begins 
• 20’ landscape buffer along the eastern boundary of the development  
• 15’ along the south immediately adjacent to the residential pod  
• 25’ landscape buffer along the southern boundary at the project exist  
• 15’ landscape buffer along the project exit 

Comments:  The petitioner shall maintain and/or enhance vegetation along all buffers to ensure 
that they are at 80% opacity within 18 months of planting. If revegetation is required 
to obtain the 80% opacity requirement, a revegetation plan must be provided at 
the time of construction drawings.  

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 
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County’s LDRs. Individual single-family and multifamily pods that exceed 50 dwelling units must 
provide a neighborhood park. 

Comments:  The petitioner has indicated that the site will be developed with landscaping and 
walkways from US 301 into the residential portion of the site. Neighborhood Park 
locations are not shown on the proposed master plan; however, the narrative 
proposes a location south of the amenity area within the development. Staff 
believes the park location is appropriate to identify in the Conditional Plat, due to 
the topographic uniqueness of the property.  The park should be centrally located 
to be accessible to all residents within the development and should connect to the 
walkways as discussed in the narrative to provide comprehensive pedestrian 
access throughout the development.  

Natural Vegetation:  

Projects greater than twenty (20) acres shall designate an area of at least seven percent (7%) of 
the total project area as preserved natural vegetation and no construction activity can occur in 
this area.  Preserved natural vegetation areas must be a minimum of twenty thousand (20,000) 
square feet.  

Comments:  The petitioner has not shown the locations for the preservation of natural 
vegetation on the subject site. If approved, the petitioner shall set aside a minimum 
of 7% natural vegetation in accordance with the Land Development Regulations. 
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. The preserved vegetation must be designated during the conditional 
plat phase of development.  

Fire Protection Plan:  

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

Comments:  If the master plan is approved, the applicant shall be required to provide a fire 
protection plan as part of the Conditional Plat submittal package.  

COMPREHENSIVE PLAN REVIEW 
The subject site is located within the Rural land use classification; however, has vested rights in 
accordance with the Property Rights Chapter of the Comprehensive Plan as indicated below.  

GOAL 12.02:  Property Rights: Hernando County will recognize property rights 
interests in local decision-making.  

Strategy 12.02A(2):  Existing legal zonings and related entitlements/property rights that do not 
conform with the Future Land Use Map Category shall be allowed to 
continue under this Plan and their entitlements shall not be diminished.  
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Comments:  The subject property was initially approved for 196 mobile home units in 
1985. These development rights remain vested under the Land 
Development Regulations and the Comprehensive Plan. The market has 
changed, and mobile homes are no longer a preferrable housing type for 
Hernando County residents; therefore, the applicant has applied to utilize 
the entitlements previously vested and apply them toward the development 
of a single-family neighborhood. The total number of units will not exceed 
the 196 units initially approved. This development is consistent with the 
Comprehensive Plan as the site has existing entitlements that are being 
applied to the new request; there is no anticipated change to the potential 
development intensity.   

The subject site is compatible with the surrounding uses, as there are 
existing single-family homes to the south of the proposed development with 
vested R1-A entitlements. A Comprehensive Plan Amendment to 
Residential would not be supported by staff as the entire area is within the 
Rural classification and the density of the existing residential is low-density 
single-family residential, compatible with the Rural land use classification. 
Additionally, if a Comprehensive Plan Amendment were to be considered, 
it could potentially set a precedent for future amendments and create a 
sprawl effect through the Rural areas of the County. Maintaining the Rural 
land use classification allows for the retention of the vested rights on the 
site, but converts those rights to a more sustainable building type of single-
family homes, while not having a significant potential impact on the 
surrounding community.   

FINDINGS OF FACT 
The Rezoning from PDP(MH) Planned Development Project (Mobile Home) to PDP(SF) Planned 
Development Project (Single Family) with Deviations and Establish an Associated Master Plan is 
appropriate based on the following findings of fact:  

• The property has vested entitlements under the Property Rights Element of the 
Comprehensive Plan.  

• The proposed development is limited to the number of units (196) approved with the initial 
rezoning application (H-85-58)  

• The proposed development will not increase impacts to public facilities above and beyond 
the impacts anticipated from the initial rezoning application. 

• The applicant has proposed interconnectivity to the adjacent parcels in lieu of a frontage 
road due to site design constraints.   

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 
PDP(MH) Planned Development Project (Mobile Home) to PDP(SF) Planned Development 
Project (Single Family) with Deviations and Establish an Associated Master Plan with the following 
performance conditions: 
1. The petitioner must obtain all permits from Hernando County and other applicable 

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

 
2. The petitioner must meet the minimum requirements of Florida Friendly Landscaping™ 

publications and the Florida Yards and Neighborhoods Program for design techniques, 
principles, materials and plantings for required landscaping. 

 
3. The Builder/Developer shall provide new property owners with Florida-Friendly 

Landscaping™ (FFL) Program information and include FFL language in the HOAs 
covenants and restrictions.   Information on the County’s Fertilizer Ordinance and fertilizer 
use is to be included.  Educational information is available through Hernando County 
Utilities Department.    
 

4. The applicant shall be required to comply with all Florida Fish and Wildlife Commission 
permitting requirements at the time of conditional plat.  

 
5. 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. 

 
6. The development shall be limited to the entitled total of 196 single-family residential units.  
 
7. Lot Width and Size:  

• Lot Size:           50’X120’ (6,000 square feet) 
• Lot Coverage:  40% (Deviation from 35%)  
• Front Setback:  25’  
• Side Setbacks: 7.5’ (Deviation from 10’) - includes the second front for corner lots 
• Rear Setbacks: 15’ (Deviation from 20’) 
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8. Perimeter Setbacks 
• North:      30’  
• East:       30’  
• West:     30’  
• South:    50’ (Master plan showed 30’)  
• Along Treiman Boulevard: 125’ 

 
Signs and landscaping are allowed within the perimeter setback insofar as they meet all 
appropriate Hernando County Facility Design Guidelines and permit requirements, 
including sight triangle and circulation. 

 
9. Perimeter Buffers:  

• 10’ landscape buffer along both sides of the entrance road into the development  
• 15’ landscape buffer along the northern boundary where the residential development 

begins 
• 20’ landscape buffer along the eastern boundary of the development  
• 15’ along the south immediately adjacent to the residential pod  
• 25’ landscape buffer along the southern boundary at the project exist  
• 15’ landscape buffer along the project exit 

 
10. The applicant shall reflect the location and acreage of the neighborhood park in 

accordance with the Hernando County Land Development Regulations at the time of 
conditional plat. This park shall be centrally located to be accessible to all residents within 
the development and should connect to the walkways as discussed in the narrative to 
provide comprehensive pedestrian access throughout the project.  The amenity center as 
indicated in the narrative may count toward the total park acreage but shall not be the sole 
park location.  

 
11. The applicant shall preserve the minimum 7% natural vegetation on the subject site in 

accordance with the Hernando County Land Development Regulations. 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. The preserved 
vegetation must be designated during the conditional plat phase of development. 

 
12. The applicant shall provide a fire protection plan at the time of conditional plat.  
 
13. The applicant shall be required to complete a utility capacity analysis and connect to 

central water and sewer at the time of vertical construction. The preliminary analysis shall 
be required at conditional plat, with subsequent detailed analyses required at construction 
drawings.  

 
14. The northernmost entrance to the development shall be constructed as a boulevard and 

shall be treed in accordance with the Land Development Regulations. The tree-lining shall 
continue throughout the entire entryway until the roadway meets the first residential pod 
of the development.  
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15. A Traffic Access Analysis is required to be submitted. Refer to Hernando County Facility 
Design Guideline IV-18.  Any improvements found to be warranted in the Traffic Access 
Analysis will be the responsibility of the developer to install.  

 
16. A Frontage Road is required for this project as it abuts Treiman Boulevard (US 301), per 

the requirement of Ordinance.  Due to the unique layout of the site, the entrance road into 
the development shall serve as the frontage road to the development. At the time of 
conditional plat, the applicant shall be required to demonstrate interconnectivity with the 
surrounding parcels.  

 
17. The petitioner has indicated that an interconnecting local road to Jodi W. Drive to the south 

will be constructed as part of the development. An additional potential connection to 
Reynolds Street is also proposed. These interconnections and their associated 
roundabouts shall be reviewed at the time of conditional plat.  

 
18. The Roadway and Driveway design will need to meet Hernando County Standards. 
 
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 May 12, 2025, 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 Rezoning from 
PDP(MH) Planned Development Project (Mobile Home) to PDP(SF) Planned Development 
Project (Single Family) with Deviations and Establish an Associated Master Plan 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 must meet the minimum requirements of Florida Friendly Landscaping™ 

publications and the Florida Yards and Neighborhoods Program for design techniques, 
principles, materials and plantings for required landscaping. 

 
3. The Builder/Developer shall provide new property owners with Florida-Friendly 

Landscaping™ (FFL) Program information and include FFL language in the HOAs 
covenants and restrictions.   Information on the County’s Fertilizer Ordinance and fertilizer 
use is to be included.  Educational information is available through Hernando County 
Utilities Department.    
 

4. The applicant shall be required to comply with all Florida Fish and Wildlife Commission 
permitting requirements at the time of conditional plat.  

 
5. 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. 

 
6. The development shall be limited to the entitled total of 196 single-family residential units.  
 
7. Lot Width and Size:  

• Lot Size:           50’X120’ (6,000 square feet) 
• Lot Coverage:  40% (Deviation from 35%)  
• Front Setback:  25’  
• Side Setbacks: 7.5’ (Deviation from 10’) - includes the second front for corner lots 
• Rear Setbacks: 15’ (Deviation from 20’) 

 
8. Perimeter Setbacks 

• North:      30’  
• East:       30’  
• West:     30’  
• South:    50’ (Master plan showed 30’)  
• Along Treiman Boulevard: 125’ 
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Signs and landscaping are allowed within the perimeter setback insofar as they meet all 
appropriate Hernando County Facility Design Guidelines and permit requirements, 
including sight triangle and circulation. 

 
9. Perimeter Buffers:  

• 10’ landscape buffer along both sides of the entrance road into the development  
• 15’ landscape buffer along the northern boundary where the residential development 

begins 
• 20’ landscape buffer along the eastern boundary of the development  
• 15’ along the south immediately adjacent to the residential pod  
• 25’ landscape buffer along the southern boundary at the project exist  
• 15’ landscape buffer along the project exit 

 
10. The applicant shall reflect the location and acreage of the neighborhood park in 

accordance with the Hernando County Land Development Regulations at the time of 
conditional plat. This park shall be centrally located to be accessible to all residents within 
the development and should connect to the walkways as discussed in the narrative to 
provide comprehensive pedestrian access throughout the project.  The amenity center as 
indicated in the narrative may count toward the total park acreage but shall not be the sole 
park location.  

 
11. The applicant shall preserve the minimum 7% natural vegetation on the subject site in 

accordance with the Hernando County Land Development Regulations. 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. The preserved 
vegetation must be designated during the conditional plat phase of development. 

 
12. The applicant shall provide a fire protection plan at the time of conditional plat.  
 
13. The applicant shall be required to complete a utility capacity analysis and connect to 

central water and sewer at the time of vertical construction. The preliminary analysis shall 
be required at conditional plat, with subsequent detailed analyses required at construction 
drawings.  

 
14. The northernmost entrance to the development shall be constructed as a boulevard and 

shall be treed in accordance with the Land Development Regulations. The tree-lining shall 
continue throughout the entire entryway until the roadway meets the first residential pod 
of the development.  

 
15. A Traffic Access Analysis is required to be submitted. Refer to Hernando County Facility 

Design Guideline IV-18.  Any improvements found to be warranted in the Traffic Access 
Analysis will be the responsibility of the developer to install.  

 
16. A Frontage Road is required for this project as it abuts Treiman Boulevard (US 301), per 

the requirement of Ordinance.  Due to the unique layout of the site, the entrance road into 
the development shall serve as the frontage road to the development. At the time of 
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conditional plat, the applicant shall be required to demonstrate interconnectivity with the 
surrounding parcels.  

 
17. The petitioner has indicated that an interconnecting local road to Jodi W. Drive to the south 

will be constructed as part of the development. An additional potential connection to 
Reynolds Street is also proposed. These interconnections and their associated 
roundabouts shall be reviewed at the time of conditional plat.  

 
18. The Roadway and Driveway design will need to meet Hernando County Standards. 
 
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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RESOLUTION NO. 2025 - _____ 
 
WHEREAS, Hernando County has adopted zoning regulations pursuant to Section 125.01(1) and 
Chapter 163, Florida Statutes, which authorize the County to regulate the use of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and 
 
WHEREAS, the Hernando County Board of County Commissioners (BOCC) conducted a duly 
advertised public hearing to consider the requested changes in zoning on the specified parcels in 
Hernando County, Florida, as more fully described below; 
 
NOW THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS 
OF HERNANDO COUNTY, FLORIDA, AS FOLLOWS: 
 
APPLICANT: Joseph M. Mason, Jr., Esq. on behalf of Shady Oaks Project LLC 
 
FILE NUMBER:  H-25-15 
 
REQUEST: Rezoning from PDP(MH) Planned Development Project (Mobile Home) to 

PDP(SF) Planned Development Project (Single Family) with Deviations and 
Establish an Associated Master Plan 

GENERAL  
LOCATION: East Side of Treiman Boulevard, 2,548 feet north of Reynolds Street, opposite 

Belt Drive 
 
PARCEL KEY 
NUMBERS: 01150471, 1078862  
 
REQUEST: Rezoning from PDP(MH) Planned Development Project (Mobile Home) to 

PDP(SF) Planned Development Project (Single Family) with Deviations and 
Establish an Associated Master Plan as enumerated in the BOCC Action, which 
is incorporated herein by reference and made a part hereof.  The representations 
contained in the rezoning application are incorporated herein by reference and 
made a part hereof and are relied upon by the County to be true and correct.  For 
purposes herein, it is presumed that all notice and advertising requirements have 
been satisfied. 

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

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

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses. 
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CONCLUSIONS  
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

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

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses.  
 
ACTION: After notice and public hearing, based upon the record in this matter and ALL of 

the findings of fact and conclusions of law above, the BOCC hereby APPROVES 
Rezoning from PDP(MH) Planned Development Project (Mobile Home) to 
PDP(SF) Planned Development Project (Single Family) with Deviations and 
Establish an Associated Master Plan as set forth in the BOCC Action, which is 
incorporated herein by reference and made a part hereof.  Any requests, uses, 
variances or exceptions that were requested in connection with this rezoning 
application but not specifically approved herein are hereby deemed DENIED. 

 
ADOPTED IN REGULAR SESSION THE        DAY OF                          2025. 
 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

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

APPROVED AS TO FORM AND LEGAL SUFFICIENCY 
 
By:  _____________________________________________ 

County Attorney’s Office 
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Meeting: 07/01/2025
Department: Planning

Prepared By: Dlnigro Nigro
Initiator: Omar DePablo

DOC ID: 15998
Legal Request Number: LR-2025-268-1

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Master Plan Revision and Rezoning Petition Submitted by Meritage Homes of Florida, Inc., R. 
Tyler Vansant, Esq. on Behalf of R. Thomas Chapman, Jr., as Trustee of R. Thomas 
Chapman, Jr., Family Trust Dated February 18, 1097, as Amended and Restated January 23, 
2009, for Property Located on Elgin Boulevard (H2478)

TITLE

BRIEF OVERVIEW
Request:
Master Plan Revision on Property Zoned Combined Planned Development Project including 
Multifamily, General Commercial and Specific C-2 uses and a Rezoning to include PDP(SF) 
Planned Development Project (Single Family) uses 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

P&Z Action: 
On May 12, 2025, the Planning and Zoning Commission voted 2-2 to deny the petitioner’s 
request for a Master Plan Revision on Property Zoned Combined Planned Development 
Project including Multifamily and Specific C-2 uses and a rezoning to include PDP(SF) 
Planned Development Project (Single Family) uses with deviations.

FINANCIAL IMPACT
A matter of policy.  No financial impact.

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

RECOMMENDATION
It is recommended that the Board adopt and approve the Chairman’s signature on the 
attached resolution approving the petitioner’s request for a Master Plan Revision on property 
zoned Combined Planned Development Project including Multifamily, General Commercial 
and Specific C-2 uses and a rezoning to include PDP(SF) Planned Development Project 
(Single Family) uses with deviations with performance conditions.

Omar DePablo Escalated 06/03/2025   5:18 PM
KayMarie Griffith Approved 06/16/2025   3:33 PM

REVIEW PROCESS

Page 1
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Resolution (ID # 15998) Meeting of July 1, 2025

Albert Bertram Approved 06/17/2025   9:26 AM
Pamela Hare Approved 06/20/2025   2:28 PM
Victoria Anderson Approved 06/20/2025   3:23 PM
Heidi Prouse Approved 06/20/2025   4:06 PM
Toni Brady Approved 06/22/2025   9:01 PM
Jeffrey Rogers Approved 06/23/2025   2:54 PM
Colleen Conko Approved 06/23/2025   3:06 PM

Page 2
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HERNANDO COUNTY ZONING AMENDMENT PETITION

Application to Change aZoning Classification

Application request ftheck one)i

Rezoning E Standard E PDP

Master Plan E New B Revised

PSFOD E Communication Tower E Other

PRINT OR TYPE ALL INFORMATTON

Date: September 4,2024

File No. Official Date Stamp:

*.L4"1o
Received

DEC 0 42024

Meritage Homes of Florida, Inc., R. Tyler Vansant, Esq.
APPLICANT NAME:

Address
City:
Phone: 8 I 3-3 86-8745
Property owner's o^^J r,JrJi, applicant)

FL Zi l0

dated February 18,1974. as amended and restated January 23,2009

Consulting, LLC* * Associates Inc.,
Company Name:

REPRESENT ATIVE/CONTACT NAME

Address: 6997 Professional East. Suite B 966 Landlelight tslv<I., tsrooksvllle, t'L J46U l; 52-196-9423

Qfafp. FL zip: 34240Sarasota

Phone: (941)444-6644 Email: brocklein@morrisensineering.net. dlacev@coastal-engineerins.com

HOME OWNERS ASSOCIATION: EYes ENo (f appticable protide name)

City

Contact Name:
Address: C State:_ zip:_

PROPERTY INFORMATION:
l.
2.

J.

4.
5.

6.

7.

8

9.

PARCEL(S) EEY NUMBER(S)
l0SECTION

Current zoning classifi cation
Desired zoning classifi cation

CPDP ( Planned Proiect)
CPDP ( Planned l)evelonment

Size of area covered by application: +/-46 Acres

Highway and street boundaries: Elsin Blvd. to the south and Barclav Ave. to the east

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

Will expert witness(es) be utilized during the public hearings? E Yes Ex No (If yes, identiff on an attached list')

Will additional time be required during the public hearing(s) and how much? EIYes Ex No (Time nee4e4----)--

PROPf, RTY OWNER AF'FIDTVAT

l, R. Thomas Chapman. Jr.. as Trustee have thoroughly examined the instructions for filing this

;ppli."tMatallinformationsubmittedwithinthispetitionaretrueandcorrecttothebestofmyknowledge
and beliefand are a matter ofpublic record, and that (check one):

E I am the owner of the property and am making this application OR

E I am the owner of the property and am authorizing (applicant) Meritase of Florida- [nc. and

Morris & Consultine. LLC and Coastal Ensineerine Associates Inc.(repre se nta tive, if apP li c a b I e ) :

STATE OF FLORIDA "?,t-Z.D

couNrY oFr+EvtwNrro fuN ett4s Z/,

to submit an application for the described property

instrument was acknowledged before

of

The foregor
R. Thomas Jr as Trustee

.2024,by
as identification.

Signature otary Public

Effective Date: 1l/8/16 Last Revision: lllSll6 Notary SeaUStamp

Page I of I

Rczoning ApPlication Forirl-l l-Oa-16 Docx

who is personally known to me

NINAL. DUREN

MY COTMISSION * HH 532898

EXHRES: &ne 22,2028

produced
LT

DO

tr
b( OR\

Hernanclo Elnrrda

Q tota.Tamna
Fmail' helsev
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Chapman Village
H-23{9 CPDP Zoning Modification

Prorect Narrative
Date: March 25,2025

1B$t000 rfiY filEonEf sRrst.. lo}ricmao,t I
lntloduction

The Chapman Village project consists of146 acres lying at the northwest corner ofthe intersection ofElgin Boulevard

and Barclay Avenue in Spring Hill, FL. The overall property corresponds with Parcel Key Numbers 377292 ar:d377274

and was zoned to CPDP (Combined Planned Development Proiect) to allow Multifamily, Townhome and

Commercial uses on )uly I I'h, 2023 (the "PDP"). The property is designated as Residential on Hernando County's

Future Land Use Map with a partial Commercial Node designated on the NW corner of Elgin and Barclay. The

property, currently vacant, is depicted on the following Location & Aerial Map:

Legend
LOCATION &AERIAL MAP

N

A

E
Page 1of 10

0 400 800 1,600
rFeet

I inch = 800 teet

RECEIVED

MAR 25 2025

" 00377292

Ray 4 317274

Koy e 377292
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Proposal

.A. zoning modification is proposed to r€tain the rightto develop the existing approved multifamily apartment, attached

townhome and commercial uses, and add a single family detached use. In addition, mi[or changes wele made to the
commercial portion to allow the potential for up to eight (8) commercial outparcels, which will be further refined at

conditional plat.

The modification retains the prior approved maximum of432 residential dwelling units and adds a new single family
detached townhome product (the "Patio Homes ") into Hernando County and the greater Tampa Bay area.

Iustification for Zoning Modifi cation

The minor modifications to the commercial portion are justified as the previous intensity levels have been retained.

With respect to the residential portion, the PDP is retaininS the same attached residential uses already approved and

adding an option for single family detached which is less intense. In addition, the modification ensures that the

number ofunits developed will remain at or below the already approved 432 dwelling units.

Patio Homes offer a detached home at a moderate price point that ranges between attached townhomes and larger

single family detached homes. Without this option, many homebuyers are forced to compromise and live in an

attached buildiflg to own a home, even when that option is not preferred. In addition, the current price poi[t of an

attached townhome is roughly equal to the smallest single family detached home, making it hard for homebuyers to

iustiry the tradeoff. Further, cunent market demand for multifamily housing has decreased due to flat rents and

challenges with bank financing. Today's housing market demands housing diversity to offer more housing choices to
more homebuyets. The proposed range ofresidential uses increases the chances ofdevelopment in the near and more

distant future, in a manner that is both consistent rvith the prior PDP approval and compatible with existing adjacent

neighborhoods. !-urthermore, the added attached townhome option together with the Patio Homes uniquely offers
trvo (2) lifestyle and homeownership options.

An)'deviations previously approved by the prior PDP are restated and incorporated herein by reference. The following
anticipated deviations are proposed from the Hernando County Code ofOrdinances, Appendix A Zoning (the "LDC")
mainly for the Patio Homes . Anicle VI II, Sec. l. of the LDC contains general provisions for planned development

pro.iects which are the basis of the anticipated deviations below. Any additional deviations not anticipated during the

PDP process will be requested during the conditional plat and/or construction plan processes, which can be processed

administratively without a modification to the PDP.

Article Vlll, Sec. 1.D. of the LDC requires no more than 357o building coverage for sirgle family and single family
attached uses in Planned Developments. According to the currently approved master plan, the existing PDP allows

75% impervious surface area ratio (ISR) for single family attached townhomes. Building coverage has historically been

approved for other PDP'S at 65%. The Patio Homes are proposing 67yo building coverage, iust two (2) % above the

tlpically approved 657o building coverage percentage. Given that the existing PDP allows 75% ISR for townhomes,

the Patio Homes 67yo building coverage is justified and does not propose additional impacts beyond what is currentll
approved. In addition, detached Patio Homes cover less land than attached townhome buildings.

Page 2 of 10

Deviations & Patio Homes Performance Standards

The Patio Homes have been conceptually designed including certain performance standards that iustiry the smaller
lot footprint and ensure no sacriffces have been made to livability or safety in the communitl. These performance

standards italicized below r.r'ill be proposed in rezoning conditions submitted later irl the zoning process.
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Article VIIL Sec. l.E. ofthe LDC states that streets

within a PDP shall meet minimum county design

standards. Thc minimum typical lot layout and
pliyallg right of way (ROW) cross section to the

right is proposed both for Patio Homes and

Townhomes to achieve the more efficient lot
footprint and provide sidewalk in safer areas.

___J
-.1

Et E
3

It is important to note that ivhile the proposed

ROW is smaller in width, it is still proposing the

t,?ical roadwa)'width required for circulation of
resident, public safety, and solid waste vehicles.

Fvther , the HOA/CDD will enforce a strict
towing policy only allowing parking on one side of
the slrcet and/or at specified locations, which will
substan tially decrease roadway obstruction s.

30'MIN. SINGLE FAMILY
While uo deviations are proposed to the Parking

Standards required in the LDC, it is notable that a
ZERO LOT LINE PATIO HOI/E

mininut o{ 100 on-street guest parking spaces are being cornmitted to lot the Palio Homes and Townhomes option.
This is an increase above the two (2) spaces/unit required by the LDC, which are also met and exceeded by the two
(2)-car garage and driveway provided with every Patio Home- This further justifies the reduced ROW rvidth and

minimizes vehicle circulation conflicts.

Likewise, no deviations to the LDC are proposed to required open space, fire protection, existing PDP lardscape
buffers or stormwater requirements of the LDC and/or Hernando County Code of Ordinances. In terms of fire
protection, a lire protectioD plan will be submitted concurrent with the conditional plat. Regarding stormwater,
gutter,t bill be proyided by the homebuildet on every Patio Home and tied into the master stomwater system. tiereby
substantially decreasing runoffand exceeding current stormwater requirements on larger single-family [ots.

One (l) deviation is proposed to the Hernando County Code of Ordilances, Subdiyision Sec. 26.52, which requires

sidewalks to be construct€d on all internal streets according to the requirements ofthe Florida Accessibility Code and
Ilernando County Facilities Design Cuidelines. This typically implies that sidewalks are required in front ofhomes
on both sides of every internal street. A deviation is proposed to relocate some sidewalk in front of homes to sattel

locations in between homes at nid-block or in between building runs that tie into eight (8)-foot multi-use trails
located within amenity/open space areas. This alternative concept still ensures pedestrian circulation throughout the
development while minimizing conflicts between pedestriars and vehicles. Each sidewalk proposed in between

homes,/buildings w'il| be a short w'alk liom each home. ln addinon, traditional 5' sidewalks are still committed in front
ofhomes within certain a.eas This deviation meets the intent oftraditional sidewalks rvhile providing safer walking
and biking opportunities to both the residential and adjacent future commercial areas.

ln conclusion, only three (3) deviations are proposed, which are iustified by the performance standards proposed with
the Patio Homes and Townhomes that generally meet the intent and/or exceed the LDC or Hernando County Code

ofOrdinances.

I

I

J

{
-il

Page 3 of 10
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EnvironmeDtal Considerations

Flood Zones - As shown on the attached FEMA Flood Zone Map, there are tlree flood

zones on the propert,'that are within Zone X - area of minimal flood hazard, Z,one AE with

base flood elevation determined and Zo[e A with no base flood elevation determined. All new

homes constructed will be built above the Base Flood Elevation as required-

b. Soils - As shown on the attached NRCS Soils Map, the site consists primarily ofCandler

sands, which are excessively drained and conducive to both residential development and

effi cient stormwater retention ponds.

Drafutage Features - The existing topography depicted on the attached Topographic Map

encourages drainage to be contained oll-site. There are existing stormwater ponds to the east

and west serving the adjacent roads as well as new stormwater ponds plarured within

the residential portion to serve the ovelall proiect. Stormwater needs will be specifically

evaluated during the conditional plat and/or construction plan phases. Again, the Patio

Homes concept ties roofrunoffinto the master stormwater system, which exceeds code

requirements.

a.

a,

d. Water Features - The property contains no existing water features.

Habitats - The site has no wetlands or archaeological sites, as documented by the Adantic

Ecological Services report filed with the prior approved PDP. There are also no Special

Protection Areas (SPAs) according to Coulty data resources. Based on the environmenta]

repo performed by Bio-Tech Consulting, no protected fauna or flora species are

anticipated to be or present or impacted on the property. Any required wildlife surveys will

be submitted during the conditional plat and/or construction plan phases.

f. lmpacts on Natural Featues - The curent site is made up of Upland Scrub, Pine and

Hardwoods, Development of the pro.ject will follow the proposed landscape buffers which

meet LDC requirements as to preseryed natural vegetation areas to be preserved and

proposed aleas to be cleared. Any areas unable to preserve natural vegetation due to site

constraints, i-e., gading, will util.ize native v€getation using Florida-Flieodly Design

Standards as required by the LDC.

Site PIan

The modified PDP plan adds a single family detached residential use, the Patio Homes, to the master plan.

Additionally, the revised master plan retains the previously approved locations and conceotration of attached

residential uses, including up to 312 multi-family units only permitted to the east along Barclay Avenue, lvhich

minimizes impacts to the single-family residential Sterling Hills €ommunity directly to the west. Also, only attached

townhomes and detached Patio Homes will be permitted adjacent to Sterling Hills, separated by a 20' landscape buffer.

The commercial portion to the south adopts the already approved commercial intensity and adds additional outparcels

C

Page 4 of 10
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for flexibility. Development standards for all uses are included on the revised Master Plan. The townhome elevattons

referenced on the revised master plan and attached hereto have been designed to minimize garage door dominance

from the stueet and are proposed for specific approval with this modified PDP. Final site plans will be submitted

separately at conditional plat. Regardless ofthe residential uses or commercial development elected in the future, each

outcome will be thoughtfully designed and engineered to achieve compatibility with and meet the intent ofwhat was

previously approved. Given that the already existing and revised PDP are consistent in terms of density and impacts,

no additional impacts or improvemellts to infrastructure are anticipated above what is already required.

Public Facilities & Utilities

Based on the already approved PDP, no additional impacts to infrastructure, including but not limited to

transportation, water, drainage, sanitary sewer, parks, recreation, solid waste, or public-school facilities are anticipated

beyond the demand estimated in the prior PDP. Pursuant to county subdivision regulations, dedication of sewer and

water systems together with payment ofconrection fees and water sewer agreements will occur as required to obtain

water and selver service and commitments for service from Hernando County.

o Utilities - currently, there is an 8" force main and 16" rvater main along Barclay Arrnue and an 8" force main

and [2" water main along Elgin Boulevard. Sewage treatmelt will be at the Airport Water Reclamation

Facility (WRF), which has more than sufficient capacity.

. Parks & Recreation the Anderson Snow Regional Park lies just over two (2) miles to the south of the PDP.

Amenities conceptually planned for the residential portion of the project include a Pool and Cabana,

Pickleball Courts and a Dog Park
o Schools - There are four (4) public schools within two miles of the project, including two (2) directly to the

southeast on Elgin Boulevard, Powell Middle School, and Chocachatti Eleme[tary School further east. School

capacity will be specifically evaluated at conditional plat.

. Transportation - the access points in the existing approved PDP remain unchanged. The modified PDP

incorporates the same two (2) right in right out access points along Elgin Boulevard, as rvell as one full access

point at Barclay Av€nue planned to be constructed by the !esidential developer. These three (3) access points,

together with the three (3) planned cross access points located to the northwest and southeast are anticiPated

to meet and/or exceed the traffic demand for the proiect. A Traffic Access Analysis will be submitted and

further evaluated outside ofthe PDP process at conditional plat.

o In accordance with the existing PDP performance conditions, the western most access driveway

along Elgin Boulevard has been shifted to the west to align with the existing median opening.

o On December l, 2016, the property owner dedicated land to the east along Barclay Avenue to

facilitate the future planned widening of Barclay Avenue to a 4-lane roadway. There are existing

traffic signals located at the intersection of Barclay Avenue and Powell Road/Elgin Boulevard.

ModeratelyPriced Housing

As housing affordability remains a key issue in Hernando County, our proposed rezonirlg introduces single-family

detached Patio Homes as an innovative alternative to attached housing opportunities. While Patio Homes will be

priced slightly higher than traditional townhomes, they will remain signilicantly more moderaLely priced than

standard single-family detached homes in the area. This new product t)?e offers a lower-cost entry point into

homeownership starting at the high $200's while delivering the privacy and lifestyle benefits of a detached home-
something not currently available in the market at this price range.

By adding Patio Homes to the site's existing allowable uses, which also includes traditional townhomes priced from

the mid $200's, we are increasing housing choices which offers more opportunities for buyers to find housing that

meets their needs and price point. This approach retains flexibiliry for the current landorvner rvhile providing

Page 5 of 10
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homebul'ers-including first-time purchasers, young professionals, and empty nesters- a variety oflower cost housing
oPtions that would not be available in a single larger lot residential use scenario. Permitting both torvnhomes and Patio
Homes offers homeolvnership opportunities to a wider pool of homebuyers with varied incomes that may otherwise
be unable to afford a home. Hernando County residents will benefit from increased housing options that align with
market demand while maintaining responsible growth and long-term community sustainability.

Conclusion

The proposed modified PDP is justified as it retains the existing density and permitted uses already previously

approved and found consistent rvith the Comprehensive Plan and l-DC. The added Patio Home option and proposed

modifications simply provide more housing choices to achieve a successful project under today's market conditions.

The proposed deviations still meet the intent of the Comprehensive Plan and LDC and any perceived impacts are

addressed by the proposed performance conditions that meet and/or exceed tlpical development standards.

PaBe 5 of L0
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NOTE 2: FRONT ELEVATIONS OF TOWNHOME BUILDINGS SHALL BE DESIGNED AND
ARCHITECTURALLY TREATED IN SUCH A WAY AS TO DIMINISH THE OVERALL VIEW OF THE
GARAGE DOOR FROM THE STREET FRONTAGE. FURTHERMORE, A MINIMUM OF THREE (3)
DIFFERENT ARCHITECTURAL ELEMENTS SHALL BE PRESENT ON THE FRONT ELEVATION OF
EACH TOWNHOME BUILDING FACING THE STREET. SOME EXAMPLES OF DIFFERENT
ARCHITECTURAL ELEMENTS INCLUDE, BUT ARE NOT LIMITED TO: WNDOW GRIDS, HARDEE
BOARD BANDING, DECORATIVE SHUTTERS, DECORATIVE COACH LIGHTS, VARYING COLORS,
ETC. THE ELEVATIONS DEPICTED ABOVE ARE SPECIFICALLY APPROVED AS PART OF THE PDP.
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F:\Rezonings\H-24-78 Mertiage Homes Of Florida, Inc., R. Tyler Vansant, Esq\Staff Report\H-24-78 Staff Report.Docx 1 

STAFF REPORT 

HEARINGS: Planning & Zoning Commission: May 12, 2025  
Board of County Commissioners: July 1, 2025  

APPLICANT: Meritage Homes of Florida, Inc., R Tyler Vansant, Esq.  

FILE NUMBER:  H-24-78 

REQUEST: Master Plan Revision on Property Zoned Combined Planned Development 
Project including Multifamily, General Commercial and Specific C-2 uses 
and a Rezoning to include PDP(SF) Planned Development Project (Single 
Family) uses 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 
NUMBER(S): 377292, 377274 

BACKGROUND 
On July 11, 2023, the Board of County Commissioners approved 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 for the subject site to 
allow the developer to construct a mixed use community with townhome, multifamily, and 
commercial uses (Rezoning file H-23-09). To date, no construction has occurred on the property.  

APPLICANT’S REQUEST  
The petitioner’s current request is to maintain the existing approved residential unit count of 432 
units, but provide for flexibility to potentially construct townhome, patio home and/or multifamily 
units. The commercial entitlements are remaining the same; however, the petitioner is requesting 
a maximum of 8 outparcels versus the 6 commercial lots previously approved.  
A patio home is not defined in the Hernando County Land Development Regulations; however, it 
is developed as a single-family detached townhome product, with a slightly smaller footprint that 
will provide moderately priced housing options for Hernando County residents.  
Deviations Requested  
The petitioner has requested three new deviations that will be applied if the patio home product 
is developed. These include:  

 

 

 

Unit Type/Setback Patio Home 
Front Setback 15’ (Deviation from 25’) 
Side Setback 0/5’ (Deviation from 10’) 
Rear Setback 5’ (Deviation from 20’) 
Lot Coverage 67% (Deviation from 35%) 
Minimum Lot Dimension 30’ x 85’  
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The performance conditions approved in H-23-09 are restated with changes incorporated as 
necessary to allow for the patio home product type.  

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 

Current Zoning: Combined Planned Development Project including 
Multifamily and Specific C-2 uses 

Future Land Use 
Map Designation:  Residential and Commercial 

ENVIRONMENTAL REVIEW 
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 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. 

UTILITIES REVIEW 
The Hernando County Utilities Department does not currently supply water or sewer service to 
these parcels. Water and sewer service are available to these parcels. HCUD has no objection to 
the requested master plan revision subject to a utility capacity analysis and connection to the 
central water and sewer systems at time of vertical construction.   
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Availability of existing water, sewer, and reclaimed water capacity is dependent on the engineer’s 
estimated flows for the proposed development.  Existing utility infrastructure may require 
upgrades to supply service to the proposed development. Complete a Utilities Capacity Request 
form located on HCUD’s Engineering website and submit with a proposed site plan for capacity 
inquiries. Utility location does not guarantee capacity.  

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. 

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. It has two proposed access points from Elgin 
Boulevard through the Commercial portion of the development and an access to the residential 
along Barclay Boulevard. In addition, based on approvals from previous property ownership, the 
petitioner has agreed to provide a Cross Access Agreement for all interconnections with adjacent 
developments being constructed to its north to provide greater access to Powell Drive. 

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

• This project has submitted a Traffic Access Analysis which is under review. 
• Any improvements, including Turn Lanes identified by the Traffic Access Analysis will be 

the responsibility of the developer. 
• The Driveways will need to meet current County standards. 
• Project must provide connectivity to the North and West as previously approved.  
• Applicant has requested a deviation to the sidewalk connectivity, a determination cannot 

be made with a pedestrian circulation plan. Deviation may be memorialized with an 
Administrative Design Variance, upon review of construction drawings with a pedestrian 
circulation plan. 

Comments:  Subsequent to the initial comments received by the County Engineer, the petitioner 
discussed the project further with the Department of Public Works and agreed to 
the following conditions:  

• A Traffic Access Analysis, Signal Warrant Analysis and a queue Stacking Study shall be 
required. This project may require improvements to the existing 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.  

• Any improvements identified by the Traffic Access Analysis will be the responsibility of the 
developer.  
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• The Multifamily development shall provide a boulevard entrance from Elgin into the 
residential area of the project.  

• The petitioner shall be required to provide interconnectivity and cross connection between 
outparcels, the cross connection will be private between developers and not open to the 
public.  

• Subject to the approval by the Hillside/point Grande apartments developer (H-22-27), the 
petitioner shall provide a Cross Access Agreement for all interconnections.  

• This development shall coordinate the dedication of land to facilitate the widening of 
Barclay Avenue (such land was dedicated to Hernando County pursuant to Warranty Deed 
dated December 1, 2016, and recorded in O.R. Book 3420, Page 1410, of the public 
records of Hernando County). 

• Access to townhomes and/or single-family patio homes shall be accommodated by a 
minimum 40’ private right of way which shall be owned and maintained by the HOA and/or 
CDD.  Such right of way shall meet the minimum county design standards to the maximum 
extent possible and be further reviewed administratively at the time of conditional plat. 

o Parking standards for townhomes and/or single-family patio homes shall exceed 
the Hernando County Land Development Code by providing a minimum of 100 
additional guest parking spaces. 

o The HOA and/or CDD shall institute and enforce a strict towing policy to ensure 
that vehicles park only on one side of the street and/or at clearly marked locations 
that minimize roadway obstructions. Parking signage and/or striping shall be 
utilized to reduce the occurrences of towing.  

• The petitioner shall provide recreation amenities for the townhomes, single family patio 
homes and apartments as appropriate to these development types.  Such amenities shall 
be included on each proposed conditional plat and interconnected via pedestrian and 
bicycle facilities but shall not be located on the perimeter of the western boundary adjacent 
to existing residential lots.  

o 8-Foot multi-use trails shall be acceptable in lieu of the 5-Foot sidewalks required 
by the Hernando County Code of Ordinances. Such trails and/or sidewalk locations 
shall be included on each proposed conditional plat and be further reviewed 
administratively at that time. 

LAND USE REVIEW 
The petitioner is proposing a mix of residential units, including multifamily, townhome and patio 
homes styles, with a maximum number of 432 total units for the development. The previously 
approved commercial intensity is not being changed; however, the petitioner is requesting an 
increase in the number of outparcels from six (6) to eight (8).   

The site is being proposed as a mixed-use development with both commercial and residential 
uses. There are specific requirements for the residential and commercial portions of the site.  
  

258



Hernando County Planning Department Staff Report H-24-78 

F:\Rezonings\H-24-78 Mertiage Homes of Florida, Inc., R. Tyler Vansant, Esq\Staff Report\H-24-78 Staff Report.docx
 5 

RESIDENTIAL REQUIREMENTS  

Townhome and Patio Home Setbacks, Lot Width and Sizes and Building Separations: 

The petitioner has proposed the following setbacks, lot coverage and lot dimension for the 
townhome and patio home designs.   

 

 

Additionally, the petitioner is proposing a 0’ setback between commercial buildings, and a 20’ 
setback between commercial and residential portions of the development.  

Multifamily Unit Parameters:  

The petitioner has proposed the following site layout criteria for the multifamily units:  

Building Setbacks 20’ to overall project boundary line 
15’ to tract or lot lines  

Density 16.5 dwelling units/acre 
Lot Coverage 35% 

 

Comments:  In addition to the parameters requested by the petitioner, the petitioner shall be 
limited to a building height of 35’ within 100’ of any single-family residential zoned 
property. All other multifamily buildings can be constructed to a maximum height 
of 3 stories. Buildings must maintain a minimum separation of 15’.  

Proposed Perimeter Setbacks:  

The petitioner has proposed the following perimeter setbacks for the subject site:  

Perimeter Setback Setback Width 
North 20’ 
South (Elgin Boulevard) 75’ 
West (Braemere Drive) 10’ 
East (Barclay Avenue) 10’ 

 

Unit Type/Setback Townhome Patio Home 
Front Setback 15’ (Deviation from 25’) 15’ (Deviation from 25’) 
Side Setback 0/10’ (Deviation from 10’ 

internal) 
0/5’ 
(Deviation from 10’) 

Rear Setback 15’ (Deviation from 20’) 5’ (Deviation from 20’) 
Lot Coverage 67% 

(Deviation from 25%) 
67% (Deviation from 35%) 

Minimum Lot Dimension 20*90 30*85 
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Buffers:  

The petitioner has proposed the following buffers for the subject site:  
Buffer Location Buffer Width 
South (Along Elgin Boulevard) 25’ 
Side (Along Braemere Drive) 20’ 
Side (Along Barclay Avenue) 10’ 
North (Adjacent to Existing Residential) 10’ 
Internal 20’ 

Comments:  In accordance with the previous approvals on the site, the entire 20’ western buffer 
shall be natural vegetation and supplemented where necessary to achieve 80% 
opacity. 

Construction Buffer:  

To protect existing residential development immediately adjacent to the subject site, the petitioner 
shall provide a construction buffer along the western property line prior to any construction 
commencing on the site.  

Access:  

To establish minimum access requirements to single-family and multifamily subdivisions, the 
Board of County Commissioners adopted a policy requiring two (2) means of access for 
subdivisions. The policy serves to provide more than one-way in and one-way out for residents of 
a subdivision, alternate routes for emergency services, interconnection between subdivisions, a 
shortened drive time for residents to the entrance/exits, and access points for travel direction 
outside of the development. A minimum of two (2) access points must be provided to serve any 
new subdivision or development pod with more than 50 units. If approved, individual single family 
and multifamily pods that exceed 50 units must meet the two (2) means of access per pod. 

Additionally, Hernando County Land Development Regulations require that new single-family and 
multifamily developments with more than 50 units provide at least one treed roadway/access way 
for motor vehicles extending through the length or width (whichever is greater) of the development 
with a vegetative buffer at least 10' in width.  

Comments:  The petitioner shall provide a treed entranceway into the development; this 
entranceway must be shown on the master plan and conditional plat. Additionally, 
in accordance with the requirements of the County Engineer, the Multifamily 
development shall provide a boulevard entrance from Elgin into the residential area 
of the project. 

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 
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a neighborhood park shall be 1.0 acre for the first 50 dwelling units plus 1/100th of an acre for 
each dwelling unit over 50 up to 250 dwelling units, for a maximum of 3.0 acres. If approved, the 
development must meet the minimum neighborhood park requirements as required by the 
County’s LDRs. Individual single-family and multifamily pods that exceed 50 dwelling units must 
provide a neighborhood park. 

Comments:   If the approved, the petitioner shall provide appropriate recreation amenities for the 
townhomes and apartments. These amenities shall be specified at the time of site 
development/construction drawings for the site. Additionally, the site shall be 
designed to provide multipurpose pathways to integrate the neighborhood parks 
within the development and provide for bicycle/pedestrian access throughout 
neighborhood. The multipurpose pathways shall be a minimum of eight (8) feet wide 
with an appropriate landscape buffer on both sides based upon the scale and 
intensity of adjoining uses. These pathways shall incorporate pedestrian scale 
lighting and, where possible, take advantage of drainage features and other open 
space opportunities, incorporating pedestrian scale landscaping and seating areas. 

Natural Vegetation:  

Projects greater than twenty (20) acres shall designate an area of at least seven percent (7%) of 
the total project area as preserved natural vegetation and no construction activity can occur in 
this area.  Preserved natural vegetation areas must be a minimum of twenty thousand (20,000) 
square feet.  

Comments:   No multipurpose pathways shall be placed within the vegetated buffers along the 
perimeter of the development or within those areas reserved for the preservation 
of natural vegetation.  

Fire Protection Plan:  

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

Comments:  If approved, the petitioner shall submit a fire protection plan with the Conditional 
Plat in accordance with Hernando County LDRs. 

Parking  

The petitioner has proposed a minimum 100 on-street guest parking spaces, to be developed if 
town home and/or patio home units are constructed.  

Comments: The applicant shall be required to provide adequate parking in accordance with the 
Land Development Regulations at the time of site plan approval. Holiday parking 
shall also be provided, which shall not be counted toward the minimum parking 
calculations.  

COMMERCIAL REQUIREMENTS:  
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The development shall be constructed to the Large Retail Development Standards as approved 
in H-23-09 and restated below:  

Large Retail Development Standards:  

The subject development is proposed to have a maximum of 362,732 square feet of commercial 
uses and shall 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 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:  
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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. 

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 

COMPREHENSIVE PLAN REVIEW 
Future Land Use Element: 
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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. 

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; 

264



Hernando County Planning Department Staff Report H-24-78 

F:\Rezonings\H-24-78 Mertiage Homes of Florida, Inc., R. Tyler Vansant, Esq\Staff Report\H-24-78 Staff Report.docx
 11 

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 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. The proposed 
master plan revision retains the consistency with the 
Comprehensive Plan and adds an additional housing type, patio 
homes, that is a moderately dense single-family product, consistent 
with the existing approvals within the development and maintaining 
overall consistency with the surrounding uses.   

FINDINGS OF FACT 
The request for a Master Plan Revision on Property Zoned Combined Planned Development 
Project including Multifamily and Specific C-2 uses and a Rezoning to include PDP(SF) Planned 
Development Project (Single Family) uses with deviations is appropriate based on the following 
conclusions: 

1. The proposed use is consistent with the County’s adopted Comprehensive Plan 
and compatible with the surrounding area. 

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  
Staff recommends 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 
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on Property Zoned Combined Planned Development Project including Multifamily and Specific C-
2 uses and a rezoning to include PDP(SF) Planned Development Project (Single Family) uses 
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 development shall have no more than 432 residential dwelling units and up to 362,732 
square feet of commercial uses.  
 

3. The developer shall provide a construction buffer along the western property line 
adjacent to existing single-family residential zoning. 
 

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

5. A comprehensive floral and faunal (wildlife) survey shall be performed and provided 
with the construction plans. Invasive species shall be included in this survey. Invasive 
plant species shall be removed during the development process. 
 

6. 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. 
 

7. 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. This testing shall be completed after the burrow survey to avoid any further 
impact to the gopher tortoise habitat.  
 

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

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

10. A Traffic Access Analysis, Signal Warrant Analysis and a queue Stacking Study shall be 
required. This project may require improvements to the existing 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. Any improvements 
identified by the Traffic Access Analysis will be the responsibility of the developer.  
 

11. The developer will complete a traffic study as approved by the county engineer to confirm 
the need for a boulevard entrance from Elgin into the residential area of the development.  
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12. The petitioner shall be required to provide interconnectivity and cross connection between 
outparcels, the cross connection will be private between developers and not open to the 
public.  
 

13. Subject to the approval by the Hillside/point Grande apartments developer (H-22-27), the 
petitioner shall provide a Cross Access Agreement for all interconnections.  
 

14. This development shall coordinate the dedication of land to facilitate the widening of 
Barclay Avenue (such land was dedicated to Hernando County pursuant to Warranty Deed 
dated December 1, 2016, and recorded in O.R. Book 3420, Page 1410, of the public 
records of Hernando County). 
 

15. Access to townhomes and/or single-family patio homes shall be accommodated by a 
minimum 40’ private right of way which shall be owned and maintained by the HOA and/or 
CDD.  Such right of way shall meet the minimum county design standards to the maximum 
extent possible and be further reviewed administratively at the time of conditional plat. 
 

16. Parking standards for townhomes and/or single-family patio homes shall exceed the 
Hernando County Land Development Code by providing a minimum of 100 additional 
guest parking spaces. 

 
17. The HOA and/or CDD shall institute and enforce a strict towing policy to ensure that 

vehicles park only on one side of the street and/or at clearly marked locations that 
minimize roadway obstructions. Parking signage and/or striping shall be utilized to reduce 
the occurrences of towing.  
 

18. The petitioner shall provide recreation amenities for the townhomes, single family patio 
homes and apartments as appropriate to these development types.  Such amenities shall 
be included on each proposed conditional plat and interconnected via pedestrian and 
bicycle facilities but shall not be located on the perimeter of the western boundary adjacent 
to existing single family residential lots.  
 

19. 8-Foot multi-use trails shall be acceptable in lieu of the 5-Foot sidewalks required by the 
Hernando County Code of Ordinances. Such trails and/or sidewalk locations shall be 
included on each proposed conditional plat and be further reviewed administratively at 
that time. 
 

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

21. Single family patio homes shall include roof gutters that will be installed by the 
homebuilder.  
 

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

23. Building Setbacks  
o Front (South) (Elgin Blvd.): 75' 
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o Side (West): 10' 
o Side (West) (Commercial): 10' (deviation from 20') 
o Side (East) (Barclay Ave.) (Multifamily):  25' 
o Rear (North) (Residential): 20' 
o Internal (Commercial to Commercial):  0' (deviation from 20') 
o Internal (Commercial to Residential): 20'  

Multifamily Apartments Specific Requirements 
o Building Separation:15' 
o Maximum Building Height:3 Stories  
o Building Setbacks: 20’ to overall project boundary; 15’ to tract or lot lines 
o  Building Coverage: 45% building area coverage for the residential acreage. 

 
Multifamily apartments shall not exceed 312 units and shall only be permitted on the 
northeastern portion of the property as shown on the master plan.  

 
Townhome Specific Requirements:  

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

o Minimum Lot Dimensions: 20’ x 90’ 
o Building Setbacks:  

 Front: 15’  
 Side: 0’/10’ 
 Rear: 15’ (5’ Accessory) 

o Building Coverage:  67% (deviation from 35%) 
 
Single Family (Patio Home) Specific Requirements:  

o Minimum Lot Dimensions:  30’ x 85’ 
o Building Setbacks:  

 Front: 15’  
 Side: 0’/5’ 
 Rear: 15’ (5’ Accessory) 

o Building Coverage:  67% (deviation from 35%) 
 

24. Perimeter Landscape Buffers 
o Front (South) (Elgin Blvd.): 25' 
o Side (West): 20'  
o Side (East) (Barclay Ave.): 10' 
o Rear (North) (Residential): 10' 
o Internal (Commercial to Commercial):  0' (deviation from 5') 
o Internal (Commercial to Residential: 20' 

 
The entire buffer width shall be natural vegetation and supplemented where 
necessary to achieve 80% opacity. If supplementation is necessary, a 
revegetation plan must be provided at the time of construction drawings including 
a cross-section of proposed planting by vegetation type.  
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Internal Landscape Buffers 
o Internal (Commercial to Commercial): 0' (deviation from 5') 
o Internal (Commercial to Residential: 20' 

 
25. 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. 
 

26. 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. 
 

27. The development shall meet the minimum LDR design standards for Large Retail 
Development in Article III, Appendix A (Zoning) 
 

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

29. 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. 
 
 

30. 8-Foot multi-use trails may be acceptable in lieu of the 5-Foot sidewalks required by the 
Hernando County Code of Ordinances as approved by the County Engineer. The 
petitioner shall coordinate with the Department of Public Works prior to the submittal of 
the conditional plat application and incorporate trails and/or sidewalk locations on the 
conditional plat.  
 

31. 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. 
The general location of the transit stop shall be reflected on the conditional plat and 
construction drawings.   
 

32. The mini warehouse/self-storage facility shall compliment the architectural elements of 
the proposed villas to the north. Architectural features shall be provided on all facades. 
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33. The petitioner shall provide a master plan in compliance with all performance conditions 
within 30 calendar days of receiving staff comments related to the county BOCC 
approval.  Failure to submit the revised plan will result in no further development permits 
being issued. 
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P&Z ACTION 
On May 12, 2025, the Planning and Zoning Commission voted 2-2 to deny the petitioner’s request 
for a Master Plan Revision on Property Zoned Combined Planned Development Project including 
Multifamily and Specific C-2 uses and a rezoning to include PDP(SF) Planned Development 
Project (Single Family) uses with deviations.  

REVISED STAFF RECOMMENDATION  

At the Planning and Zoning Commission, significant discussion was had regarding the conditions 
of approval for the proposed master plan revision and revisions requested by the petitioner. As 
the Planning and Zoning Commission did not have a majority vote on the motion to deny the 
petition, staff is recommending the following action to the Board of County Commissioners. These 
conditions incorporate revisions proposed by Coastal Engineering and have been agreed upon 
by staff for presentation to the Board of County Commissioners: 
 
Staff recommends 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 Combined Planned Development Project including Multifamily, General 
Commercial and Specific C-2 uses and a rezoning to include PDP(SF) Planned Development 
Project (Single Family) uses 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 development shall have no more than 432 residential dwelling units and up to 362,732 
square feet of commercial uses.  
 

3. The developer shall provide a construction buffer along the western property line 
adjacent to existing single-family residential zoning. 
 

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

5. A comprehensive floral and faunal (wildlife) survey shall be performed and provided 
with the construction plans. Invasive species shall be included in this survey. Invasive 
plant species shall be removed during the development process. 
 

6. 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. 
 

7. 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. This testing shall be completed after the burrow survey to avoid any further 
impact to the gopher tortoise habitat.  
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8. The development shall meet the natural vegetation area requirements of the Community 

Appearance Ordinance. 
 

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

10. A Traffic Access Analysis, Signal Warrant Analysis and a queue Stacking Study shall be 
required. This project may require improvements to the existing 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. Any improvements 
identified by the Traffic Access Analysis will be the responsibility of the developer.  
 

11. The developer will complete a traffic study as approved by the county engineer to confirm 
the need for a boulevard entrance from Elgin into the residential area of the development.  
 

12. The petitioner shall be required to provide interconnectivity and cross connection between 
outparcels, the cross connection will be private between developers and not open to the 
public.  
 

13. Subject to the approval by the Hillside/point Grande apartments developer (H-22-27), the 
petitioner shall provide a Cross Access Agreement for all interconnections.  
 

14. This development shall coordinate the dedication of land to facilitate the widening of 
Barclay Avenue (such land was dedicated to Hernando County pursuant to Warranty Deed 
dated December 1, 2016, and recorded in O.R. Book 3420, Page 1410, of the public 
records of Hernando County). 
 

15. Access to townhomes and/or single-family patio homes shall be accommodated by a 
minimum 40’ private right of way which shall be owned and maintained by the HOA and/or 
CDD.  Such right of way shall meet the minimum county design standards to the maximum 
extent possible and be further reviewed administratively at the time of conditional plat. 
 

16. Parking standards for townhomes and/or single-family patio homes shall exceed the 
Hernando County Land Development Code by providing a minimum of 100 additional 
guest parking spaces. 

 
17. The HOA and/or CDD shall institute and enforce a strict towing policy to ensure that 

vehicles park only on one side of the street and/or at clearly marked locations that 
minimize roadway obstructions. Parking signage and/or striping shall be utilized to reduce 
the occurrences of towing.  
 

18. The petitioner shall provide recreation amenities for the townhomes, single family patio 
homes and apartments as appropriate to these development types.  Such amenities shall 
be included on each proposed conditional plat and interconnected via pedestrian and 
bicycle facilities but shall not be located on the perimeter of the western boundary adjacent 
to existing single family residential lots.  
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19. Proposed development must meet Hernando County Facility Design Guidelines and 
Southwest Florida Water Management District Environmental Resource Permit 
drainage design standards. 
 

20. Single family patio homes shall include roof gutters that will be installed by the 
homebuilder.  
 

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

22. Building Setbacks  
o Front (South) (Elgin Blvd.): 75' 
o Side (West) (Braemere Dr.): 10' 
o Side (West) (Commercial): 10' (deviation from 20') 
o Side (East) (Barclay Ave.)  25’ 
o Rear (North) (Residential): 20' 
o Internal (Commercial to Commercial):  0' (deviation from 20') 
o Internal (Commercial to Residential): 20'  

Multifamily Apartments Specific Requirements 
o Building Separation:15' 
o Maximum Building Height: 3 Stories  
o Building Setbacks: 20’ to overall project boundary; 15’ to tract or lot lines 
o  Building Coverage: 45% building area coverage for the residential acreage. 

 
Multifamily apartments shall not exceed 312 units and shall only be permitted on the 
northeastern portion of the property as shown on the master plan.  

 
Townhome Specific Requirements:  

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

o Minimum Lot Dimensions: 20’ x 90’ 
o Building Setbacks:  

 Front: 15’  
 Side: 0’/10’ 
 Rear: 15’ (5’ Accessory) 

o Building Coverage:  67% (deviation from 35%) 
o Front elevations of townhome buildings shall be designed and architecturally 

treated to diminish the overall view of the garage door from the street frontage. At 
least three (3) different architectural elements (as explained in the application 
narrative) shall be present on the front elevation of each townhome building facing 
the street. The Townhome elevations submitted with the application narrative are 
specifically approved.  

 
Single Family (Patio Home) Specific Requirements:  

o Maximum Building Height: 35'   
o Minimum Lot Dimensions:  30’ x 85’ 
o Building Setbacks:  

 Front: 15’  
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 Side: 0’/5’ 
 Rear: 15’ (5’ Accessory) 

o Building Coverage:  67% (deviation from 35%) 
 

23. Perimeter Landscape Buffers 
o Front (South) (Elgin Blvd.): 25' 
o Side (West): 20'  
o Side (East) (Barclay Ave.): 10' 
o Rear (North) (Residential): 10' 
o Internal (Commercial to Commercial):  0' (deviation from 5') 
o Internal (Commercial to Residential: 20' 

 
The entire buffer width shall be natural vegetation and supplemented where 
necessary to achieve 80% opacity. If supplementation is necessary, a revegetation 
plan must be provided at the time of construction drawings including a cross-
section of proposed planting by vegetation type.  

 
Internal Landscape Buffers 

o Internal (Commercial to Commercial): 0' (deviation from 5') 
o Internal (Commercial to Residential: 20' 

 
24. 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. 
 

25. 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. 
 

26. The development shall meet the minimum LDR design standards for Large Retail 
Development in Article III, Appendix A (Zoning) 
 

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

28. 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 
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requirements in the Hernando County Code of Ordinances. 
 

29. 8-Foot multi-use trails with sidewalks on one side of the street and crosswalks in 
appropriate locations may be acceptable in lieu of the 5-Foot sidewalks on both sides 
of the street required by the Hernando County Code of Ordinances as approved by the 
County Engineer. The petitioner shall coordinate with the Department of Public Works 
prior to the submittal of the conditional plat application and incorporate trails and/or 
sidewalk locations on the conditional plat.  
 

30. The petitioner shall meet with the Transit Division prior to filing conditional plat to 
determine the need and demand for transit stop location(s) on site. The general 
location(s) of any transit stop location(s) shall be reflected on the conditional plat and 
construction drawings.   
 

31. The mini warehouse/self-storage facility shall compliment the architectural elements of 
the proposed villas to the north. Architectural features shall be provided on all facades. 

 
32. The petitioner shall provide a master plan in compliance with all performance conditions 

within 30 calendar days of receiving staff comments related to the county BOCC 
approval.  Failure to submit the revised plan will result in no further development permits 
being issued. 
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RESOLUTION NO. 2025 - _____ 

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

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

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

APPLICANT: Meritage Homes of Florida, Inc., R. Tyler Vansant, Esq. on behalf of R. Thomas 
Chapman, Jr., as Trustee of the R. Thomas Chapman, Jr. Family Trust dated 
February 18, 1974, as amended and restated January 23, 2009 

FILE NUMBER:  H-24-78 

REQUEST: Master Plan Revision on Property Zoned Combined Planned Development 
Project including Multifamily, General Commercial and Specific C-2 uses and a 
Rezoning to include PDP(SF) Planned Development Project (Single Family) uses 
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 

REQUEST: Master Plan Revision on Property Zoned Combined Planned Development 
Project including Multifamily, General Commercial and Specific C-2 uses and a 
Rezoning to include PDP(SF) Planned Development Project (Single Family) uses 
with deviations as enumerated in the BOCC Action, which is incorporated herein 
by reference and made a part hereof.  The representations contained in the 
rezoning application are incorporated herein by reference and made a part hereof 
and are relied upon by the County to be true and correct.  For purposes herein, it 
is presumed that all notice and advertising requirements have been satisfied. 

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

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

281



 

C:\Users\VAnderson\Downloads\2-Revised Resolution - H2478.docx 

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses. 
 
CONCLUSIONS  
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125 and 163, 

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

 
1. The proposed request is consistent with the County’s adopted 

Comprehensive Plan and is compatible with the surrounding land uses.  
 
ACTION: After notice and public hearing, based upon the record in this matter and ALL of 

the findings of fact and conclusions of law above, the BOCC hereby APPROVES 
Master Plan Revision on Property Zoned Combined Planned Development 
Project including Multifamily, General Commercial and Specific C-2 uses and a 
Rezoning to include PDP(SF) Planned Development Project (Single Family) uses 
with deviations as set forth in the BOCC Action, which is incorporated herein by 
reference and made a part hereof.  Any requests, uses, variances or exceptions that 
were requested in connection with this rezoning application but not specifically 
approved herein are hereby deemed DENIED. 

 
ADOPTED IN REGULAR SESSION THE        DAY OF                          2025. 
 

BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

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

APPROVED AS TO FORM AND LEGAL SUFFICIENCY 
 
By:  _____________________________________________ 

County Attorney’s Office 
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Meeting: 07/01/2025
Department: Planning

Prepared By: William Hunt
Initiator: Omar DePablo

DOC ID: 16012
Legal Request Number: 25-285

Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Petition Submitted by Gary J. McBee and Valerie A. McBee for Family Hardship Relief From 
Subdivision Regulations

TITLE

BRIEF OVERVIEW
The subject property is on Train Pass and is currently 10.5 acres. The applicant, Gary and 
Valerie McBee, submitted a Class D Subdivision application to create two (2) parcels from the 
approximate 10.5-acre parcel; parcel A would be approximately 8.0 acres, and the parcel B 
would be approximately 2.50 acres.

Section 26-3(e) of the Hernando County Code of Ordinances requires that Class D 
Subdivisions created in a residential, agricultural-residential, or rural zoning districts shall meet 
the following:

· Sec. 26-3(e) Class D (2)a. i:  Each lot must be created from a parent parcel and each 
lot must have frontage on an existing county maintained street or private street built and 
maintained to county standards. 

The proposed parcels do not meet the above requirements, and the parcel subdivision was 
denied. The petitioners seek approval by the Board for family hardship relief from these 
requirements.

Should the Board determine that a family hardship is warranted, Section 26-3(g) of the 
Hernando County Code of Ordinances requires compliance with items (1) through (4) listed in 
the Legal Note below, and the Board should authorize the Chairman’s signature upon the 
attached approval resolution, which will be recorded in the official records.  Likewise, if the 
petition for family hardship is denied, the Board should authorize the Chairman’s signature on 
the attached denial resolution.

FINANCIAL IMPACT
There is no identified financial impact.

LEGAL NOTE
The Board has the authority to take action on the request for relief from the Class D 
Subdivision regulations due to family hardship in accordance with Chapter 26, Article I, 
Section 26-3(g) of the Hernando County Code of Ordinances.  A petition for such relief may be 
filed by any person who feels the provisions of the Class D Subdivision regulations, if complied 
with, would place upon them an undue burden on their ability to transfer land to family 
members. 

The governing body, upon review of the petition, may approve the subdivision provided the 
governing body has determined that the provisions of the Class D Subdivision regulations 

Page 1
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Resolution (ID # 16012) Meeting of July 1, 2025

have placed an undue burden on the petitioners’ ability to transfer land to family members 
and: 

1) All lots proposed to be created under the Board of County Commissioner’s approval 
meet the minimum lot size of the zoning district in which the subdivision is to be located 
and conforms with the policies of the comprehensive plan. 

2) All lots have a minimum of a fifteen-foot access/utility easement to provide access to 
the parcels(s).

3) Each deed of conveyance entered into and executed shall contain a legend setting 
forth in bold type a reference to the subdivision regulations and a statement that the 
“subject land is contained within a subdivision which has not been formally platted and 
said county has absolutely no obligation to maintain or improve roads and 
thoroughfares within the subdivision.” 

4) All lots must be transferred to an immediate family member and must provide for a 
reverter clause in the deed returning the land to the grantor if the transferred parcel 
does not remain in the ownership of a family member for a minimum of two (2) years 
from the date of transfer

RECOMMENDATION
It is recommended that the Board, as the sole authority, determine whether the provisions of 
the Class D Subdivision regulations, if complied with, would place an undue burden on the 
petitioners’ ability to transfer land to family members.  Should the Board determine that a 
family hardship is warranted, Section 26-3(g) of the Hernando County Code of Ordinances 
requires compliance with items (1) through (4) listed above.

It is further recommended that the Board approve and authorize the Chairman’s signature on 
the attached associated resolution.

Omar DePablo Escalated 06/05/2025   5:18 PM
KayMarie Griffith Approved 06/16/2025   3:36 PM
Pamela Hare Approved 06/18/2025   4:22 PM
Victoria Anderson Approved 06/20/2025   9:00 AM
Heidi Prouse Approved 06/20/2025   9:21 AM
Toni Brady Approved 06/22/2025   9:01 PM
Colleen Conko Approved 06/23/2025  10:41 AM

REVIEW PROCESS

Page 2
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STAFF REPORT 
  
 
HEARINGS: Board of County Commissioners Land Use Meeting: July 1, 2025 
 
APPLICANT: Gary & Valerie McBee 
 
FILE NUMBER:  1501915 
 
PURPOSE: Class D Subdivision Appeal 
 
GENERAL 
LOCATION: Lying on Train Pass. 
 
PARCEL KEY  
NUMBER: 839258 

 
APPLICANT’S REQUEST: 

 
The petitioner is requesting a relief from the strict application of the subdivision 
regulations on the specified parcel(s) in Hernando County, Florida, due to the hardships 
more fully described below. 
 
The subject site is a 10.5 AG (Agricultural) parcel and is lying on Train Pass. The site is 
part of an unrecorded subdivision and is therefore not considered a parent parcel. To 
subdivide the parcel, the petitioner must apply through the Class D subdivision process.  
 
The minimum parcel size requirements for the AG (Agricultural) district requires 2.5 acres. 
The Class D Subdivision for Gary & Valerie McBee is to create (2) two parcels, Parcel A 
will be 8.0 acres and Parcel B will be 2.50 acres. It is the petitioners desire to be able to 
gift their son the 2.50-acre parcel to build a home next to them while keeping with the 
spirit of the ordinances governing this area specifically. 
 
HARDSHIP:  
 

The survey has been reviewed by the Planning Department; found not to be within County 
standards for a Class D Subdivision according to Sec. 26-3. Class D (2) a. i. “Each lot 
must be created from a parent parcel”. The Department of Public Works has Approved 
the driveway location. 
 
STAFF RECOMMENDATION: 
 
It is recommended that the Board of County Commissioners approve the Class D 
subdivision with the following conditions: 
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Hernando County Planning Department Staff Report 1503848 

(1) Petition for relief from family hardship. A petition for relief from family hardship 
shall be made by any developer who feels the provisions of this chapter, if 
complied with, would place upon them an undue burden. The petition shall include 
all data and other information required by the board of county commissioners 
including at least the following: 

(2) A complete set of plans and specifications in accordance with which the 
construction has been or is being accomplished, if such exists, or a general written 
explanation of the construction effort with a complete description of all provisions 
the developer is making to assure construction quality. 

(3) A written proposal defining the developer's desired methods of completing the 
project. The proposal shall indicate specifically which provisions of this chapter 
the developer wishes to be excepted from. 

(4) The governing body, upon review of the petition, may approve the subdivision 
provided the governing body has determined that the ordinance has placed an 
undue hardship upon the developer and: 

(5) All lots proposed to be created under the board of county commissioner's approval 
meet the minimum lot size of the zoning district in which the subdivision is to be 
located and conforms with the policies of the comprehensive plan. 

(6) All lots have a minimum of a fifteen-foot access/utility easement to provide access 
to the parcel. 

(7)  Each deed of conveyance entered into and executed shall contain a legend 
setting forth in bold type a reference to the subdivision regulations and a statement 
that "subject land is contained within a subdivision which has not been formally 
platted and said county has absolutely no obligation to maintain or improve roads 
and thoroughfares within the subdivision." 
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D E PA RT M E NT  O F  DE V E LO P ME NT  S E R VIC E S  

1 6 5 3  B L A I S E  D R I V E   B R O O K S V I L L E ,  F L O R I D A  3 4 6 0 1  

P  3 5 2 . 7 5 4 . 4 0 5 7  w w w . H e r n a n d o C o u n t y . u s  

PLANNING & ZONING DIVISION 

 
04/22/2025 
 

McBee, Gary J. & McBee, Valerie 
35290 Train Pass 
Webster, FL 33597 
 

RE: Key No. 839258 
 Section 13, Township 23, Range 21 East 
 File No: 1501915 - Class D Subdivision 
 

Dear Mr. & Mrs. McBee, 
 

 This letter is the formal notice to you of County denial of your request to create a Class D 
subdivision requesting the creation of two (2) parcels. Your request is denied because the proposed 
subdivision does not meet Hernando County’s Ordinance regarding Class D subdivision, to-wit:   
 

1. Sec. 26-3(e) Class D (2)i – Each lot must be created from a parent parcel and each lot must have 
frontage on an existing county maintained street or private street built and maintained to 
county standards.  

Under Chapter 26 of the Hernando County Ordinance Code, there is a mechanism in the subdivision 
regulations by which you may appeal this denial to the Board of County Commissioners. Chapter 26-3(f) 
states: 
 

(f)    Petition for relief from hardship. A petition for relief from hardship shall be made by any 
developer who feels the provisions of this chapter, if complied with, would place upon them an undue 
burden. The petition shall include all data and other information required by the board of county 
commissioners including at least the following: 
 

(1)    A complete set of plans and specifications in accordance with which the construction has been 
or is being accomplished, if such exists, or a general written explanation of the construction effort with a 
complete description of all provisions the developer is making to assure construction quality. 
 

(2)    A written proposal defining the developer's desired methods of completing the project. The 
proposal shall indicate specifically which provisions of this chapter the developer wishes to be excepted 
from. 
 

The governing body, upon review of the petition, may approve the subdivision provided the governing 
body has determined that the ordinance has placed an undue hardship upon the developer and: 
 

(1)    All lots proposed to be created under the board of county commissioner's approval meet the 
minimum lot size of the zoning district in which the subdivision is to be located and conforms with the 
policies of the comprehensive plan. 
 

(2)    All lots have a minimum of a fifteen-foot access/utility easement to provide access to the parcel. 
 

(3)    Each deed of conveyance entered into and executed shall contain a legend setting forth in bold 
type a reference to the subdivision regulations and a statement that "subject land is contained within a 
subdivision which has not been formally platted and said county has absolutely no obligation to 
maintain or improve roads and thoroughfares within the subdivision." 
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(g)    Petition for relief from family hardship. A petition for relief from family hardship may be filed by 
any person who feels the provisions of this chapter, if complied with, would place upon them an undue 
burden on their ability to transfer land to family members. The petition shall include all data and other 
information required by the board of county commissioners including at least the following: 
 

(1)    A map on which is indicated an accurate representation of the proposed subdivision. The map 
shall clearly indicate the access to be provided and any improvements to be provided in the project. The 
petition will include the prospective recipient of each tract and his/her relationship to the grantor. 
 

The governing body, upon review of the petition, may approve the subdivision provided the governing 
body has determined that the ordinance has placed an undue hardship upon the family and: 
 

(1)    All lots proposed to be created under the board of county commissioner's approval meet the 
minimum lot size of the zoning district in which the subdivision is to be located and conforms with the 
policies of the comprehensive plan. 
 

(2)    All lots have a minimum of a fifteen-foot access/utility easement to provide access to the parcel. 
 

(3)    Each deed of conveyance entered into and executed shall contain a legend setting forth in bold 
type a reference to the subdivision regulations and a statement that "subject land is contained within a 
subdivision which has not been formally platted and said county has absolutely no obligation to 
maintain or improve roads and thoroughfares within the subdivision." 
 

(4)    All lots must be transferred to an immediate family member and must provide for a reverter 
clause in the deed returning the land to the grantor if the transferred parcel does not remain in the 
ownership of a family member for a minimum of two (2) years from the date of transfer. 
 

If you appeal the denial to the Board of County Commissioners, please submit the following: 
 

1. A letter requesting to appeal the denial to the Board with the requirement as indicated above; 
and 

2. A filing fee of $ 100.00.  
 

If an appeal is filed and approved by the Board of County Commissioners, conditions as stated above will 
be included in the resolution as well as the following: 
 

1. Provide a final original signed/sealed survey including the flood hazard areas delineated and 
existing structure setback compliance prior to final subdivision approval. 

2. Subsequent lot owners should be advised of potential for listed protected species and 
state/federal permit requirements. Prior to site development of each lot, a gopher tortoise 
burrow survey by a qualified professional is required to determine presence or absence. If 
present, follow FWC permitting and regulation requirements. 
 

If I may be of further assistance in this matter, please contact me. 
 
Sincerely, 
 
 
 
William Hunt 
Subdivisions - Planner I 
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RESOLUTION NO. 2025 -   
 

WHEREAS, Hernando County has adopted subdivision regulations pursuant to Chapters 125, 163 
and 177, Florida Statutes, which authorize the County to regulate the division of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and, 

 
WHEREAS, the Hernando County Board of County Commissioners (BOCC) considered the 
requested Petition for relief from the strict application of the subdivision regulations on the specified 
parcel(s) in Hernando County, Florida, due to FAMILY HARDSHIP, as more fully described below. 

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

 
 

PETITIONER: 

FILE NUMBER: 

PURPOSE: 

GENERAL 
LOCATION: 

 
 

PARCEL KEY: 

REQUEST: 

 
 
 
 
 
 
 

FINDINGS 
OF FACT: 

GARY J. MCBEE & VALERIE A. MCBEE 
 
 

1501915 
 
 

To divide 10.5 acres into two parcels creating Parcel A (8.0 acres) and Parcel 
B (2.50 acres) 

 
 

A portion of Section 13, Township 23 South, Range 21 East, lying on Train 
Pass. 

 
839258 

 
The Petitioners were denied a Class D Subdivision to divide 10.50 acres into 
two parcels creating Parcel A (8.0 acres) and Parcel B (2.50 acres) for 
failing to meet all the requirements for a Class D Subdivision in Section 26-3(e) 
of the Hernando County Ordinance Code. Therefore, the Petitioner requests 
relief from the strict application of the Class D Subdivision regulations in 
Section 26-3(e) of the Hernando County Ordinance Code due to 
FAMILY HARDSHIP, pursuant to Section 26-3(g) of the Hernando County 
Ordinance Code. 

 
 

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

 
1. The Petition meets the application requirements in Section 26-3(g) of 

the Hernando County Ordinance Code for relief due to FAMILY 
HARDSHIP. 

 
2. The strict application of the Class D Subdivision regulations in Section 

26-3(e) of the Hernando County Ordinance Code would place an undue 
burden on the Petitioner. 

 
3. All lots proposed to be created meet the minimum lot size of the zoning 

district in which the subdivision is located and conform with the 
policies of the comprehensive plan. 

 
4. All proposed lots have a minimum fifteen-foot access/utility easement 

to provide access to the parcel(s). 
 

5. Petitioner warrants that each deed of conveyance entered into and 
executed will contain a legend setting forth in bold type a reference to 
the subdivision regulations and a statement that "subject land is 
contained within a subdivision which has not been formally platted and 
said county has absolutely no obligation to maintain or improve roads 
and thoroughfares within the subdivision." 

 
6. Petitioner warrants that all lots will be transferred to an immediate 

family member and such transfers will provide for a reverter clause in 
the deed returning the land to the grantor if the transferred parcel does 
not remain in the ownership of a family member for a minimum of two 
(2) years from the date of transfer. 

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

and 177, Florida Statutes. Accordingly, after hearing testimony, being fully 
advised in the record, and based upon competent substantial evidence, the 
BOCC makes the following specific conclusions of law: 

 
1. The Petition meets the application requirements in Section 26-3(g) of 

the Hernando County Ordinance Code for relief due to FAMILY 
HARDSHIP. 

 
2. The strict application of the Class D Subdivision regulations in Section 

26-3(e) of the Hernando County Ordinance Code would place an undue 
burden on the Petitioner. 
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ACTION: Based upon the record in this matter and all of the findings of fact and 
conclusions of law above, the BOCC hereby APPROVES the Petitioner’s 
request for relief from the strict application of the Class D Subdivision 
regulations in Section 26-3(e) of the Hernando County Ordinance Code due to 
FAMILY HARDSHIP, subject to the following conditions, pursuant to 
Section 26-3(g) of the Hernando County Ordinance Code: 

 
1. All lots shall meet the minimum lot size of the zoning district in which 

the subdivision is located and shall conform with the policies of the 
comprehensive plan. 

 
2. All lots shall have a minimum fifteen-foot access/utility easement to 

provide access to the parcel(s). 
 

3. Each deed of conveyance entered into and executed shall contain a 
legend setting forth in bold type a reference to the subdivision 
regulations and a statement that "subject land is contained within a 
subdivision which has not been formally platted and said county has 
absolutely no obligation to maintain or improve roads and 
thoroughfares within the subdivision." 

 
4. All lots will be transferred to an immediate family member and such 

transfers will provide for a reverter clause in the deed returning the land 
to the grantor if the transferred parcel does not remain in the ownership 
of a family member for a minimum of two (2) years from the date of 
transfer. 

 
 

ADOPTED IN REGULAR SESSION THE  DAY OF  2025. 

 
BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

 
Attest:   By:   

Douglas A. Chorvat, Jr. Brian Hawkins 
Clerk of Circuit Court & Comptroller Chairman 

 
(SEAL) 

 

Approved as to Form and Legal Sufficiency 

By:   
County Attorney’s Office 
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RESOLUTION NO. 2025 -   
 

WHEREAS, Hernando County has adopted subdivision regulations pursuant to Chapters 125, 163 
and 177, Florida Statutes, which authorize the County to regulate the division of land in the 
unincorporated areas of Hernando County, Florida, and take action on the request herein; and, 

 
WHEREAS, the Hernando County Board of County Commissioners (BOCC) considered the 
requested Petition for relief from the strict application of the subdivision regulations on the specified 
parcel(s) in Hernando County, Florida, due to FAMILY HARDSHIP, as more fully described below. 

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

 
PETITIONER: Gary J. McBee & Valerie A. McBee 

 
 

FILE NUMBER: 1501915 
 

PURPOSE: To divide 10.5 acres into two parcels creating Parcel A (8.0 acres) and Parcel 
B (2.50 acres) 

 
GENERAL 
LOCATION: A portion of Section 13, Township 23 South, Range 21 East, lying on Train 

Pass. 
 

PARCEL KEY: 839258 
 

REQUEST: The Petitioners were denied a Class D Subdivision to divide 11.3 acres into 
two parcels creating Parcel A (8.0 acres) and Parcel B (2.50 acres) for failing 
to meet all the requirements for a Class D Subdivision in Section 26-3(e) of the 
Hernando County Ordinance Code. Therefore, the Petitioner requests relief 
from the strict application of the Class D Subdivision regulations in Section 
26-3(e) of the Hernando County Ordinance Code due to FAMILY 
HARDSHIP, pursuant to Section 26-3(g) of the Hernando County Ordinance 
Code. 

 
FINDINGS 
OF FACT: ALL of the facts and conditions presented to the BOCC in connection with this 

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

 
1.  The strict application of the Class D Subdivision regulations in Section 

26-3(e) of the Hernando County Ordinance Code would NOT place an 
undue burden on the Petitioner. 
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CONCLUSIONS 
OF LAW: The BOCC is authorized to act on this matter pursuant to Chapters 125, 163 

and 177, Florida Statutes. Accordingly, after hearing testimony, being fully 
advised in the record, and based upon competent substantial evidence, the 
BOCC makes the following specific conclusions of law: 

 
1.  The strict application of the Class D Subdivision regulations in Section 

26-3(e) of the Hernando County Ordinance Code would NOT place an 
undue burden on the Petitioner. 

 
ACTION: Based upon the record in this matter and ALL of the findings of fact and 

conclusions of law above, the BOCC hereby DENIES the Petitioner’s request 
for relief from the strict application of the Class D Subdivision regulations in 
Section 26-3(e) of the Hernando County Ordinance Code due to FAMILY 
HARDSHIP. 

 
ADOPTED IN REGULAR SESSION THE  DAY OF  2025. 

 
BOARD OF COUNTY COMMISSIONERS 
HERNANDO COUNTY, FLORIDA 

 
Attest:   By:   

Douglas A. Chorvat, Jr. Brian Hawkins 
Clerk of Circuit Court & Comptroller Chairman 

 

 
(SEAL) 

 

Approved as to Form and Legal Sufficiency 

By:   
County Attorney’s Office 
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