
Hernando County

Planning & Zoning Commission

Regular Meeting

Minutes

May 11, 2026

CALL TO ORDER

The public meeting was called to order at 9:00 a.m. on Monday, May 11, 2026, in the John 
Law Ayers Room, Government Center, Brooksville, Florida.  This meeting was advertised in 
the Hernando Sun newspaper and the Agenda Packet was available online at 
www.hernandocounty.us.

Attendee Name Title
Kathryn Birren Chairwoman 
Justin Noe Regular Member 
Xenia Pino Alternate Member
James Lipsey Ex Officio Non-voting Member (School Board Rep.)
Natasha Lopez Perez Assistant County Attorney 
Michelle Miller Planning Manager
Scott Herring Public Works Director
Scott Rimby Capital Program Manager
Victoria Via Agenda Coordinator

Vice Chairman Jonathan McDonald and Member Steven Markford were not present for the 
meeting.

Invocation

Pledge of Allegiance

Poll Commission for Ex Parte Communications

Chairwoman Birren announced that she had had ex parte communications concerning the 
quasi-judicial petitions being considered at this meeting

Member Noe and Alternate Member Pino announced that they had had no ex parte 
communications concerning the quasi-judicial petitions being considered at this meeting.

County Attorney Statement

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

Administering of the Oath
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Minutes May 11, 2026Regular Meeting

STAFF ANNOUNCEMENTS

Planning Manager Michelle Miller announced that Item Nos. 17465 [Rezoning Petition 
Submitted by Land Supplier, LLC (H2339)] and 17456 [Master Plan Revision Submitted by 
Southeast Investments, Inc., On Behalf of Jacobsen Property Investment, LLC; Christopher 
Gandy; and William Samuelson and Melissa Samuelson (H2605)] had requested to be 
postponed to June 8, 2026 Planning and Zoning Commission Meeting by Staff.

APPROVAL/MODIFICATION OF AGENDA

Motion
To approve the Agenda.

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino
AYES: Birren, Noe and Pino
ABSENT: Holmes, Markford and McDonald

ADOPTION OF THE INFORMATION PACKETS INTO EVIDENCE

Motion
To adopt the information packets into evidence.

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino
AYES: Birren, Noe and Pino
ABSENT: Holmes, Markford and McDonald

PUBLIC HEARINGS

UNIFIED AGENDA

Approval of Minutes for Regular Meeting of April 13, 2026

Approval of Minutes for Regular Meeting of August 14, 2023

Motion
To approve the Unified Agenda.
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Minutes May 11, 2026Regular Meeting

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino
AYES: Birren, Noe and Pino
ABSENT: Holmes, Markford and McDonald

STANDARD AGENDA

Motion
To move Item Nos. 17465 [Rezoning Petition Submitted by Land Supplier, LLC (H2339)] and 
17456 [Master Plan Revision Submitted by Southeast Investments, Inc., On Behalf of 
Jacobsen Property Investment, LLC; Christopher Gandy; and William Samuelson and Melissa 
Samuelson (H2605)] to the beginning of the Standard Agenda.

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino
AYES: Birren, Noe and Pino
ABSENT: Holmes, Markford and McDonald

Rezoning Petition Submitted by Land Supplier, LLC (H2339)

There was no public input.

Motion
To postpone to June 8, 2026 with all readvertising costs as responsibility of the applicant.

RESULT: ADOPTED
MOVER: Justin Noe

SECONDER: Xenia Pino
AYES: Birren, Noe and Pino
ABSENT: Holmes, Markford and McDonald

Master Plan Revision Submitted by Southeast Investments, Inc., On Behalf of Jacobsen 
Property Investment, LLC; Christopher Gandy; and William Samuelson and Melissa 
Samuelson (H2605)

There was no public input.

Motion
To postpone to a future hearing date.
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Minutes May 11, 2026Regular Meeting

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino
AYES: Birren, Noe and Pino
ABSENT: Holmes, Markford and McDonald

Special Exception Use Permit Petition Submitted by A Technological Advantage, Inc., 
d/b/a ATA Career Education a/k/a ATA College On Behalf of Spring Hill Associates, 
LLLP, f/k/a Spring Hill Associates, LTD (SE2605)

There was no public input.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino
AYES: Birren, Noe and Pino
ABSENT: Holmes, Markford and McDonald

Special Exception Use Permit Petition Submitted by Old Florida Forever, LLC (SE2606)

The Board accepted public input on this matter.

Motion
To deny.

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino
AYES: Birren, Noe and Pino
ABSENT: Holmes, Markford and McDonald

Rezoning Petition Submitted by Land Supplier, LLC (H2339)

This item was voted on earlier in the meeting.

Rezoning Petition Submitted by Williams Realty and Investments Inc. (H2603)

RECESS/RECONVENE

The Board recessed at 9:35 a.m. and reconvened at 9:40 a.m.
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Minutes May 11, 2026Regular Meeting

Rezoning Petition Submitted by Williams Realty and Investments Inc. (H2603)

There was no public input.

Motion
To postpone to June 8, 2026.

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino
AYES: Birren, Noe and Pino
ABSENT: Holmes, Markford and McDonald

Master Plan Revision Submitted by Southeast Investments, Inc., On Behalf of Jacobsen 
Property Investment, LLC; Christopher Gandy; and William Samuelson and Melissa 
Samuelson (H2605)

This item was voted on earlier in the meeting.

Rezoning Petition Submitted by Legendary Realty Services, Inc. (H2612)

The Board accepted public input on this matter.

Motion
To approve the staff recommendation with modifications.

(Note: The motion pertained to Modified Performance Condition Nos. 7 as approved by the 
Planning Department.)

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino
AYES: Birren, Noe and Pino
ABSENT: Holmes, Markford and McDonald

Rezoning Petition Submitted by Windy Southall and Henry Southall (H2614)

There was no public input.

Motion
To approve the staff recommendation.
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Minutes May 11, 2026Regular Meeting

RESULT: ADOPTED
MOVER: Xenia Pino
SECONDER: Justin Noe
AYES: Birren, Noe and Pino
ABSENT: Holmes, Markford and McDonald

RECESS/RECONVENE

The Board recessed at 10:05 a.m. and reconvened at 10:10 a.m.

Master Plan Revision Petition Submitted by Palmwood Holdings LLC (H2615)

The Board accepted public input on this matter.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Xenia Pino
SECONDER: Justin Noe
AYES: Birren, Noe and Pino
ABSENT: Holmes, Markford and McDonald

Rezoning Petition Submitted by Hernando Investments, Inc. (H2616)

The Board accepted public input on this matter.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino
AYES: Birren, Noe and Pino
ABSENT: Holmes, Markford and McDonald

COMMISSIONERS AND STAFF ISSUES

No issues to discuss.

ADJOURNMENT

The meeting was adjourned at 10:50 a.m.

UPCOMING MEETINGS
The next regular meeting of the Planning and Zoning Commission is scheduled 
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for Monday, June 08, 2026, beginning at 9:00 AM, in the Commission Chambers
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Meeting: 05/11/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17466
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Approval of Minutes for Regular Meeting of April 13, 2026
TITLE

BRIEF OVERVIEW
The attached Minutes for the Regular Meeting of the Planning and Zoning Commission on 
April 13, 2026, are submitted for review and approval.

STRATEGIC PLAN INITIATIVES
Strategic Theme: B - Commitment to Public Safety.

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

LEGAL NOTE
N/A

RECOMMENDATION
The attached Minutes for the Regular Meeting of the Planning and Zoning Commission on 
April 13, 2026, are submitted for review and approval.

Michelle Miller Approved 04/30/2026  12:40 PM
Victoria Via Approved 04/30/2026  12:47 PM

REVIEW PROCESS
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Hernando County

Planning & Zoning Commission

Regular Meeting

Minutes

April 13, 2026

CALL TO ORDER

The public meeting was called to order at 9:00 a.m. on Monday, April 13, 2026, in the John 
Law Ayers Room, Government Center, Brooksville, Florida.  This meeting was advertised in 
the Hernando Sun newspaper and the Agenda Packet was available online at 
www.hernandocounty.us.

Attendee Name Title
Kathryn Birren Chairwoman 
Nicholas Holmes Vice Chairman 
Steven Markford Regular Member
Jonathan McDonald Regular Member 
Justin Noe Regular Member 
Natasha Lopez Perez Assistant County Attorney 
Michelle Miller Planning Manager
Scott Herring Public Works Director
Victoria Via Agenda Coordinator

Invocation

Pledge of Allegiance

Poll Commission for Ex Parte Communications

Chairwoman Birren and Members Holmes, Markford, McDonald and Noe announced that they 
had had no ex parte communications concerning the quasi-judicial petitions being considered 
at this meeting.

County Attorney Statement

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

Administering of the Oath

STAFF ANNOUNCEMENTS

Planning Manager Miller announced that at the end of the meeting she will give the 
commission a brief overview of the ordinances that were recently passed.
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Minutes April 13, 2026Regular Meeting

APPROVAL/MODIFICATION OF AGENDA

Motion
To approve the Agenda.

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Justin Noe
AYES: Birren, Holmes, Markford, McDonald and Noe

ADOPTION OF THE INFORMATION PACKETS INTO EVIDENCE

Motion
To adopt the information packets into evidence.

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Justin Noe
AYES: Birren, Holmes, Markford, McDonald and Noe

PUBLIC HEARINGS

UNIFIED AGENDA

Approval of Minutes for Regular Meeting of March 09, 2026

Conditional Plat File # 1514936 Waterford Phase 6

Motion
To approve Unified Agenda.

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Nicholas Holmes
AYES: Birren, Holmes, Markford, McDonald and Noe

STANDARD AGENDA

Conditional Use Permit Petition Submitted by Kathleen Senn (CU2604)

There was no public input.

Motion
To approve the staff recommendation.
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Minutes April 13, 2026Regular Meeting

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Steven Markford
AYES: Birren, Holmes, Markford, McDonald and Noe

Conditional Use Permit Petition Submitted by Miledy M. Sanchez, Regus A. Rafael, and 
Johanna Regus f/k/a Johanna Brown (CU2605)

The Board accepted public input on this matter.

Motion
To accept the information packet into evidence.

RESULT: ADOPTED
MOVER: Steven Markford
SECONDER: Jonathan McDonald
AYES: Birren, Holmes, Markford, McDonald and Noe

Motion
To approve the staff recommendations.

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Jonathan McDonald
AYES: Birren, Holmes, McDonald and Noe
NAYES: Markford

Special Exception Permit Petition Submitted by Daryl Bryant and Mildred Carlton 
(SE2604)

The Board accepted public input on this matter.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Steven Markford
AYES: Birren, Holmes, Markford and McDonald
NAYES: Noe

RECESS/RECONVENE
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Minutes April 13, 2026Regular Meeting

The Board recessed at  10:05 a.m. and reconvened at 10:15 a.m.

Special Exception Permit Petition Submitted by Yarelis Gonzalez (SE2603)

The Board accepted public input on this matter.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Nicholas Holmes
AYES: Birren, Holmes, Markford, McDonald and Noe

Master Plan Revision Petition Submitted by Wal-Mart Stores East, L.P. (H2609)

Member McDonald temporarily left the meeting and returned shortly thereafter.

There was no public input.

Motion
To approve the staff recommendation with modifications.

(Note: The motion pertained to Modified Performance Condition No. 10 as approved by the 
Planning Department).

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Steven Markford
AYES: Birren, Holmes, Markford, McDonald and Noe

COMMISSIONERS AND STAFF ISSUES

The Board and staff commented on various issues.

ADJOURNMENT

The meeting was adjourned at 11:35 a.m.

UPCOMING MEETINGS
The next regular meeting of the Planning and Zoning Commission is scheduled 
for Monday, May 11, 2026, beginning at 9:00 AM, in the Commission Chambers
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Meeting: 05/11/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17488
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Approval of Minutes for Regular Meeting of August 14, 2023
TITLE

BRIEF OVERVIEW
The attached Minutes for the Regular Meeting of the Planning and Zoning Commission on 
August 14, 2023, are submitted for review and approval.

STRATEGIC PLAN INITIATIVES
Strategic Theme: B - Commitment to Public Safety.

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

LEGAL NOTE
N/A

RECOMMENDATION
The attached Minutes for the Regular Meeting of the Planning and Zoning Commission on 
August 14, 2023, are submitted for review and approval.

Michelle Miller Approved 05/05/2026   8:05 AM
Victoria Via Approved 05/05/2026   9:56 AM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino

Birren, Noe and PinoAYES:
Holmes, Markford and McDonaldABSENT:
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Hernando County

Planning & Zoning Commission

Regular Meeting

Minutes

August 14, 2023

CALL TO ORDER

The public meeting was called to order at 9:00 AM on Monday, August 14, 2023, in the John 
Law Ayers Room, Government Center, Brooksville, Florida.  This meeting was advertised in 
the Hernando Sun newspaper and the Agenda Packet was available online at 
www.hernandocounty.us.

Attendee Name Title
Jonathan McDonald Chairman 
Kathryn Birren Regular Member
Nicholas Holmes Regular Member
Donald Whiting Regular Member 
Gregory Arflak Alternate Member (Non-voting Member)
Mike Fulford Alternate Member
Kyle Benda Assistant County Attorney
James Lipsey Ex Officio Non-voting Member (School Board Rep.)
Michelle Miller Planning Administrator
Omar DePablo Senior Planner
Robin Reinhart Agenda Coordinator

Vice Chairman W. Steven Hickey was not present at the meeting.

Invocation

Pledge of Allegiance

Poll Commission for Ex Parte Communications

Chairman McDonald, Alternate Members Arflak and Fulford, and Member Whiting announced 
that they had had no ex parte communications. 

Members Birren and Holmes announced the ex parte communications that they had had 
concerning the quasi-judicial petitions being considered at this meeting.

County Attorney Statement

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

Administering of the Oath
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Minutes August 14, 2023Regular Meeting

STAFF ANNOUNCEMENTS

Planning Administrator Michelle Miller announced that Agenda Item No. 12559 [Special 
Exception Use Permit Petition Submitted by Jose Andres De La Cruz, Francis Marilyn Abin 
(SE2302)] was moved to the Standard Agenda and Agenda Item No. 12581 [Rezoning 
Petition Submitted by Teramore Development, LLC (H2308)] staff requested a 
postponement.

APPROVAL/MODIFICATION OF AGENDA

Motion
To approve the Agenda.

RESULT: ADOPTED
MOVER: Kathryn Birren
SECONDER: Mike Fulford
AYES: McDonald, Birren, Fulford, Holmes and Whiting

NON VOTING:Arflack

ADOPTION OF INFORMATION PACKETS INTO EVIDENCE

Motion
To adopt the information packets into evidence.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Nicholas Holmes
AYES: McDonald, Birren, Fulford, Holmes and Whiting

NON VOTING:Arflack

PUBLIC HEARINGS

UNIFIED AGENDA

Introduction of the Unified Agenda

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

This item was pulled and voted on separately.

CP 1449555 Statewide Logistics

Conditional Use Permit Petition Submitted by Francisco Soto Jr. (CU2308)
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Minutes August 14, 2023Regular Meeting

Special Exception Use Permit Petition Submitted by Jose Andres De La Cruz, Francis 
Marilyn Abin (SE2302)

This item was pulled and voted on separately.

Special Exception Use Permit Petition Submitted by Hugh Macfarlance (SE2303)

Approval of the Unified Agenda

Motion
To approve the Unified Agenda with modifications.

(Note: Item No.12565 [Approval of Revised Minutes for the Planning and Zoning Commission 
Meeting of March 13, 2023] and 12559 [Special Exception Use Permit Petition Submitted by 
Jose Andres De La Cruz, Francis Marilyn Abin (SE2302)] was moved to the Standard 
Agenda.)

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

NON VOTING:Arflack

STANDARD AGENDA

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

There was no public input.

Motion
To approve the staff recommendation with modifications.

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

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Kathryn Birren
AYES: McDonald, Birren, Fulford, Holmes and Whiting
NON VOTING:Arflack
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Minutes August 14, 2023Regular Meeting

Special Exception Use Permit Petition Submitted by Jose Andres De La Cruz, Francis 
Marilyn Abin (SE2302)

There was no public input.

Motion
To approve the staff recommendation of postponement to a date certain of September 11, 
2023.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Donald Whiting
AYES: McDonald, Birren, Fulford, Holmes and Whiting
NON VOTING:Arflack

Rezoning Petition Submitted by Alfred Martucci (H2317)

There was no public input.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Donald Whiting
AYES: McDonald, Birren, Fulford, Holmes and Whiting
NON VOTING:Arflack

Master Plan Revision Petition submitted by Hernando County Utilities Department 
(H2331)

There was no public input.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Mike Fulford
AYES: McDonald, Birren, Fulford, Holmes and Whiting
NON VOTING:Arflack
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Minutes August 14, 2023Regular Meeting

Rezoning Petition Submitted by Josh Hofstede (H2242)

There was no public input.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Kathryn Birren
AYES: McDonald, Birren, Fulford, Holmes and Whiting

NON VOTING:Arflack

RECESS/RECONVENE

The Board recessed at 10:00 a.m. and reconvened at 10:05 a.m.

Master Plan Revision Petition Submitted by Sunrise (H2239)

There was no public input.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Mike Fulford
AYES: McDonald, Birren, Fulford, Holmes and Whiting

NON VOTING:Arflack

Rezoning Petition Submitted by Axiom Real Estate (AWN SPRING HILL II LLC) (H2347)

There was no public input.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Kathryn Birren
AYES: McDonald, Birren, Fulford, Holmes and Whiting
NON VOTING:Arflack
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Minutes August 14, 2023Regular Meeting

Rezoning Petition Submitted by Teramore Development, LLC (H2308)

There was no public input.

Motion
To postpone to a date certain of September 11, 2023.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Kathryn Birren
AYES: McDonald, Birren, Fulford, Holmes and Whiting

NON VOTING:Arflack

COMMISSIONERS AND STAFF ISSUES

There were no issues to discuss. 

ADJOURNMENT

The meeting was adjourned at 11:00 A.M.

UPCOMING MEETINGS

The next regular meeting of the Planning and Zoning Commission is scheduled for Monday, 
September 11, 2023, beginning at 9:00 AM, in the Commission Chambers.
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Meeting: 05/11/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17465
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Rezoning Petition Submitted by Land Supplier, LLC (H2339)
TITLE

BRIEF OVERVIEW

Rezoning Request: 
Rezoning from C1 to PDP(GC) with a Specific C-2 use for outdoor storage

General Location: 
Northwest Corner of Citrus Way and Centralia Road

Parcel Key Number: 
574480

Summary of Applicant’s Request: 
The petitioner is requesting a rezoning from C-1 (General Commercial) to PDP(GC) - Planned 
Development Project (General Commercial), with a specific C-2 use for outdoor storage.

The petitioner proposes to rezone the property to allow for the development of an outdoor 
secured storage facility. Proposed site improvements include the installation of a six-foot chain 
link fence, a controlled access gate, and security cameras. The intended use of the property is 
for the outdoor storage of recreational vehicles (RVs), campers, automobiles, and small- to 
medium-sized trailers and equipment.

STRATEGIC PLAN INITIATIVES
The request is consistent with Strategic Theme A, "Economic and Workforce Development".

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner requesting a rezoning from 
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P&Z Agenda Item (ID # 17465) Meeting of May 11, 2026

C-1/ (General Commercial) to PDP(GC)/Planned Development Project (General Commercial) 
with a specific C-2 use for outdoor storage with performance conditions.

Michelle Miller Approved 04/30/2026   8:22 AM
Victoria Via Approved 04/30/2026   8:32 AM
Natasha Lopez Perez Approved 05/01/2026  12:38 PM
Toni Brady Approved 05/05/2026   7:58 PM
Victoria Via Approved 05/06/2026  11:54 AM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Justin Noe

SECONDER: Xenia Pino
Birren, Noe and PinoAYES:
Holmes, Markford and McDonaldABSENT:
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F:\Rezonings\_2023 Rezoning Cases\H-23-39 Land Supplier, LLC\Staff Report\H2339 Staff Report.docx 1 

STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: May 11, 2026  

Board of County Commissioners: July 7, 2026  
 

APPLICANT: Land Supplier, LLC 
 
FILE NUMBER:  H-23-39 
 
REQUEST:  Rezoning from C1 to PDP(GC) with a Specific C-2 use for outdoor storage  
 
GENERAL 
LOCATION: Northwest Corner of Citrus Way and Centralia Road  
 
PARCEL KEY 
NUMBER(S): 574480 
 
 
APPLICANT’S REQUEST 
 
The petitioner is requesting a rezoning from C-1 (General Commercial) to PDP(GC) – Planned 
Development Project (General Commercial), with a specific C-2 use for outdoor storage. 
 
The petitioner proposes to rezone the property to allow for the development of an outdoor 
secured storage facility. Proposed site improvements include the installation of a six-foot chain 
link fence, a controlled access gate, and security cameras. 
 
The site will be cleared as necessary, with trees planted in accordance with applicable 
landscaping requirements. The proposed ground surface will consist of compacted #57 stone. 
 
The intended use of the property is for the outdoor storage of recreational vehicles (RVs), 
campers, automobiles, and small- to medium-sized trailers and equipment. 
 
SITE CHARACTERISTICS 

 
Site Size 1.5 Acres 
   
Surrounding Zoning; 
Land Uses 

 
North: 

 
AR-2; Residential Uses  

 South: AR-2; Residential Uses 
 East: AR-2; Residential Uses 
 West: AR-2; Residential Uses 
  
Current Zoning:  C-1; Vacant  
  
Future Land Use  
Map Designation:  

Rural 
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Hernando County Planning Department  Staff Report H-23-39 

F:\Rezonings\_2023 Rezoning Cases\H-23-39 Land Supplier, LLC\Staff Report\H2339 Staff Report.docx 2 

ENVIRONMENTAL REVIEW 
 
The petitioner shall be required to comply with all applicable Southwest Florida Water 
Management District (SWFWMD) and Florida Fish and Wildlife Conservation Commission 
(FWC) permitting requirements.  
 
UTILITIES REVIEW 
 
The Hernando County Utilities Department  does not currently supply water or wastewater 
service to this parcel.  Water and wastewater service are not available to this parcel. HCUD has 
no objection to the requested zoning change from C1 to PDP(GC) with C2 use to allow a secured 
outdoor storage facility.  
 
FIRE SAFETY REVIEW  
 
The Fire Prevention Manager has reviewed the petitioner’s request and has identified the 
following requirements upon site development:  
 

• Hernando County may require secure access boxes for structures with restricted entry. 
All boxes must be installed in an accessible location and comply with UL 1037 standards 
to ensure emergency personnel can enter the site without delay. 

 
ENGINEERING REVIEW 
 
The subject site is located at the Northwest Corner of Citrus Way and Centralia Road. The 
County Engineer has reviewed the petitioner’s request and has the following comments:  
 

• This property contains a small area of Flood Zone “AE, (El.128.6)” in the SE corner. 
Development within floodplain requires specific permitting and mitigation.  

• The gate opening is to be set back from the edge of pavement 1 ½ times the length of 
the longest proposed vehicle to regularly use the gate.   

• Stacking, standing, or parking on Centralia Drive is not permitted. 
• Project is required to improve April Drive to Major Local/Commercial Road standards. 

Refer to Hernando County Facility Design Guideline IV-06. Pave as depicted on site plan.  
• Provide sidewalks along both Centralia Road and Citrus Way for the entire length of 

property frontage, as shown on site plan and both roadways are Collector roadways.   
• The site plan requests the use of compacted 57 rock for use parking lot material, this is 

a deviation from Hernando County Standards, an Administrative Design Variance must 
be requested to the County Engineer for the use of this material. Refer to Hernando 
County Facility Design Guidelines page I-13 for procedure.  

• Site Development permitting is required to meet the Hernando County Facility Design 
Guidelines requirements for commercial development, which includes drainage 
calculations and Southwest Florida Water Management District Environmental Resource 
Permitting.  
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Hernando County Planning Department  Staff Report H-23-39 

F:\Rezonings\_2023 Rezoning Cases\H-23-39 Land Supplier, LLC\Staff Report\H2339 Staff Report.docx 3 

LAND USE REVIEW 
 
The petitioner is requesting a rezoning from C-1/ (General Commercial) a to PDP(GC)/Planned 
Development Project (General Commercial) with a specific C-2 use for outdoor storage. 
 
Setbacks:  
 
 Citrus Way:  35’ 
 Centralia Road: 35’ 
 April Drive:   35’ 
 Rear:   20’ 
 
Buffers: 

 Citrus Way:  5’ 
 Centralia Road:  5’ 
 April Drive:  5’ 
 Rear:   10’   
 
Screening: 
 

Hernando County LDR’s require that screening of outdoor storage from adjoining and 
contiguous properties by a wall, fence or other approved enclosures. Screening shall 
meet an eighty (80) percent opacity standard. Such screening shall be located behind 
the building line and shall have a minimum height of five (5) feet and maximum of eight 
(8) feet. In this instance, the primary use is storage, and the entire site must be fenced. 

 
Landscape:  
  

Hernando County Land Development Regulations (LDRs) require landscaping within all 
uncovered parking areas, unless otherwise exempt. For every ten (10) parking spaces, 
a minimum of four hundred (400) square feet of landscaped area shall be provided within 
medians or islands. Each landscaped area shall include at least one (1) overstory tree, 
one (1) understory tree, and six (6) shrubs. 
 
No median or island shall be less than five (5) feet in width. Additionally, no row of parking 
spaces shall exceed ten (10) consecutive spaces without a landscaped interruption. 

 
  
Lighting:  

County LDRs require lighting that enhances the visual impact of the project on the 
community and to specifically address lighting intensity levels and glare accordingly. 
Commercial buildings and projects shall be designed to provide safe, convenient and 
efficient lighting for pedestrians and vehicles. 
 

 Comments:  The petitioner has not proposed a lighting plan for the subject site. If the 
master plan is approved, the petitioner shall provide full cutoff fixtures 
and retain all light on site to prevent any light spillage onto neighboring 
residential parcels. 
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COMPREHENSIVE PLAN REVIEW 
 
The subject site is currently zoned C-1 (General Commercial) and is requesting a rezoning to 
PDP(GC) with a Specific C-2 use for outdoor storage. This request is consistent with the Property 
Rights Element and the Mapping Criteria for the Commercial land use category.  

 
Property Rights Element  

 
GOAL 12.02 – Property Rights: Hernando County will recognize property rights 

 interests in local decision-making.  
 
Property and Vested Rights  

 
Objective 12.02A:  Private property rights will be protected through alternative 

development techniques, the continuance of non-conformities, 
procedures for vested rights and other appropriate mechanisms. 

 
Strategy 12.02A(5):  The following rights shall be considered in Hernando County’s 

local decision making:  
a. The right of a property owner to physically possess and control 

his or her interests in the property, including easements, 
leases, or mineral rights.  

b. The right of a property owner to use, maintain, develop, and 
improve his or her property for personal use or for the use of 
any other person, subject to state law and local ordinances. 

c. The right of a property owner to privacy and to exclude others 
from the property to protect the owner’s possessions and 
property.  

d. The right of a property owner to dispose of his or her property 
through sale or gift. 

 
Map Interpretation Guidance: Areas considered to have a Commercial Category 
designation but not shown on the Future Land Use Map include neighborhood 
commercial and specialty commercial uses as described in this Plan, commercial 
approved as part of mixed use developments, commercial designated by planned 
development districts, the infill development of existing commercial areas, commercial 
areas extending from designated commercial nodes, and pre-existing commercially 
developed and designated areas. 

 
 
FINDINGS OF FACT 
 
A rezoning from C-1/ (General Commercial) a to PDP(GC)/Planned Development Project 
(General Commercial) with a specific C-2 use for outdoor storage. 
 

1. The request is consistent with the Comprehensive Plan Strategies for the location of 
commercial development and the surrounding commercial uses. 
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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 requesting a rezoning from C-1/ 
(General Commercial) to PDP(GC)/Planned Development Project (General Commercial) with a 
specific C-2 use for outdoor storage with the following performance conditions: 
 
1. The petitioner must obtain all permits from Hernando County and other applicable 

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

2. The only allowable C-2 use shall be outdoor storage of RV’s and boats/trailers as 
needed in accordance with the master plan. Any additional structures or major 
revisions will require an amendment to the approved master plan. 

 
3. The petitioner shall coordinate with Hernando County Fire Rescue may require 

secure access boxes for structures with restricted entry. All boxes must be installed 
in an accessible location and comply with UL 1037 standards to ensure emergency 
personnel can enter the site without delay. 

 
4. The petitioner shall coordinate with the Health Department and the Southwest Florida 

Water Management District regarding well and septic system requirements and 
approvals. 
 

5. The driveway is to meet the Hernando County Facility Design Guideline standards 
for a Commercial Driveway.  
 

6. The gate opening is required to be set back from the edge of pavement a distance 
equal to 1.5 times the length of the longest proposed vehicle expected to regularly 
use the gate. Additionally, stacking, standing, or parking on Centralia Drive is not 
permitted. 
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7. The project is required to improve April Drive to Major Local/Commercial Road 
standards in accordance with Hernando County Facility Design Guideline IV-06. The 
roadway shall be paved as depicted on the approved site plan. 

 
8. The petitioner shall provide sidewalks along both Centralia Road and Citrus Way for 

the entire length of the property frontage, as shown on the site plan. Both roadways 
are classified as Collector roadways. 

 
9. The Site Development permitting is required to comply with Hernando County Facility 

Design Guidelines for commercial development. This includes, but is not limited to, 
drainage calculations and obtaining an Environmental Resource Permit (ERP) from 
the Southwest Florida Water Management District. 

 
10. Security lighting shall be shielded from the neighboring properties in accordance with 

the requirements of the land development regulations. 
 
11. Minium building setbacks: 

Citrus Way:  35’ 
Centralia Road: 35’ 
April Drive:  35’ 
Rear:   35’ 
 

12. Buffers: 
Citrus Way:  5’ 
Centralia Road: 5’ 
April Drive:  5’ 
Rear:   10’ 

 
13. The site perimeter shall be fenced and landscaped at an 80% opacity in accordance 

with the requirements of the land development regulations. 
 
14. The petitioner shall follow Hernando County Land Development Regulations (LDRs) 

which require landscaping within all parking areas.  
 
15. 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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Citrus Way  Brookeville Florida 
 

 

Description of land use request to add Secured Storage Use 

 

I am proposing to add the use of secured outdoor storage commercial to already existing C2 Commercial 

zoning for property in Brooksville. The property is 1.5 Acres in land area. There will be no building 

structures at this time and no need for water or sewer. Property is high and dry and has already had 

wetland delineation completed. Survey and Gopher Survey has been completed and cleared as well. (SEE 

ATTACHED). I would like to rezone the property with a 6’ Chain Link fence, access gate, and Security 

Cameras. The land will be cleared and tree will be planted where necessary and use a mixed 57 rock 

compound for the ground. The property will be used for outdoor secured storage facility to store RV, 

Campers, Autos, Small to medium sized trailers and equpment. This should not affect any property 

owners in the surrounding area.  

 

See attached survey for master plans. 
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October 3, 2025

Land Supplier c/o  Robert Vaughan
VIA Email: robert@landsupplier.com

PROPOSAL: 16087 Centralia Rd (PID:R36 221 18 3703 0000 0150) Brooksville, FL 34601, Gopher
Tortoise Report Hernando County

BTA Property Solutions, LLC. (BTA) October 2, 2025 100% coverage  pedestrian  survey on the referenced
lot observed  no Potentially Occupied (PO) gopher tortoise (GT) burrows. 

Since no PO burrows were observed on the lot, no permit from the Florida Fish and Wildlife Conservation
Commission (FWC) will be required to develop the lot. 

Note: Per FWC guidelines, the GT survey information is valid for 90 days. 

We appreciate the opportunity to provide our services.  If you have an questions, please contact me.  

Sincerely,

BTA PROPERTY SOLUTIONS, LLC.

MATTHEW BLANTON
Authorized Gopher Tortoise Agent:  GTA-24-00041A
President

BTA Property Solutions, LLC.
6037 Frisco Rd, Brooksville, FL 34602

352-279-0995 (Cell)
matthew.blantonbta@gmail.com 31



32



33



Delaware
The First State

Page 1

                  

6097926   8300 Authentication: 205739998

SR# 20255014495 Date: 12-29-25
You may verify this certificate online at corp.delaware.gov/authver.shtml

I, CHARUNI PATIBANDA-SANCHEZ, SECRETARY OF STATE OF THE STATE 

OF DELAWARE, DO HEREBY CERTIFY "LAND SUPPLIER LLC" IS DULY FORMED 

UNDER THE LAWS OF THE STATE OF DELAWARE AND IS IN GOOD STANDING AND 

HAS A LEGAL EXISTENCE SO FAR AS THE RECORDS OF THIS OFFICE SHOW, AS 

OF THE TWENTY-NINTH DAY OF DECEMBER, A.D. 2025.      

AND I DO HEREBY FURTHER CERTIFY THAT THE SAID "LAND SUPPLIER 

LLC" WAS FORMED ON THE TWENTIETH DAY OF JULY, A.D. 2021.

AND I DO HEREBY FURTHER CERTIFY THAT THE ANNUAL TAXES HAVE BEEN 

PAID TO DATE. 
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AMENDMENT TO ARTICLES OF ORGANIZATION/ 
OPERATING AGREEMENT 

, rnc-.Y'°'g>0J 
There was presented to the members an amendment to the IY'I e m b<r for the 

company. After consideration by the members of the company, it was 

RESOLVED, that the following amendment be made: \,V ~ n Pl f\ fl e..,. ~ 
B oe.b er, hl>\ ~ s ..\--e@P ~ do V " C1J ~ 0 I' ~Cf)) I'\ 5 (n e, r-

fLo b e.(?f" VAV,S~" ,J 1-cr::,o/-.. tnc."c..~,~S ~e~~f . 
The Secretary shall amend the document, file the document with the proper state 
agencies, if necessary, and distribute the amended document to the members of the 
company. 

C f\(/1, 
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CAUTION: This email originated from outside the organization. Do not click links or

From: Victoria Via
To: Robert Santucci; Administration Resource Object
Cc: Michelle Miller
Subject: RE: Information on rezoning of Parcel 574480 owner Land Supplier LLC
Date: Wednesday, May 6, 2026 12:29:00 PM
Attachments: image003.png

Good afternoon Robert,
 
The computer generates the 500’ directly from any spot of the subject parcel. It is not a uniform
circle due to the fact that the parcel is not a circle. Thank you for bringing the sign to our
attention. This case will be postponed at the upcoming Planning and Zoning hearing due to the
applicant not satisfying the advertising requirements with the sign laying on the ground. With this
postponement, please be aware that the Board will only be requesting to hear any citizen
comments on matters on the postponement.
 
Your comments will still be placed within the agenda for the commission to read. Any other
citizens whom provide comments prior to the June 8, 2026 Agenda being posted will also be
include in that Agenda for the commission to read as well.
 
I hope this alleviates your immediate concerns.
 
Thank you,
 

 

Victoria Via | Agenda Coordinator
Hernando County Planning Department 
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057
Email: vvia@hernandocounty.us
Website: http://www.hernandocounty.us

 
 
 
 
From: Robert Santucci <tuch01@hotmail.com> 
Sent: Wednesday, May 6, 2026 7:13 AM
To: Victoria Via <VVia@co.hernando.fl.us>; Administration Resource Object
<Administration@co.hernando.fl.us>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>
Subject: Re: Information on rezoning of Parcel 574480 owner Land Supplier LLC
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open attachments unless you recognize the sender and know the content is safe.

 
Hello
 

Due diligence from the county and property owner has not taken place to legally inform the
public of the impending decisions. I would like to have my comments heard at the meeting. I
am not going to argue about how the map was drawn and who should be informed, because
my property is 2 feet outside the ununiform circle .  The fact of the matter is that the required
signage and notifications by the county and landowner have not been posted. As attached the
required signage were thrown on the ground and not visual to anyone. As I said in the previous
e-mail that either wasn’t read or was just ignored. If that means I need to request my
comments be put on the agenda and I will need to show up please put me on the agenda.

    1) The drainage in the area is already insufficient and some of the homeowners have already
reported flooding issues during storms.  Addition commercial development would only add to
the                  issues

     2)  No one was informed about the original rezoning of the property from AR-2 to commercial
so no one in the area knew about it.

     3) Traffic is already bad at the dangerous intersection in a rural residential area and there are
no plans to upgrade the roads at all this will only increase the traffic and make it more
dangerous

   4) We bought and invested in our homes in a rural residential are not a commercial area. If
they want to put in commercial use property there are plenty on US 19 just a few miles away. 
 
 

Robert Santucci

163030 Centralia Rd

Brooksville ,FL 34614

Email: tuch01@hotmail.com

Cell # 1-352-650-6150

 

From: Victoria Via <VVia@co.hernando.fl.us>
Sent: Tuesday, May 5, 2026 8:47 PM
To: tuch01@hotmail.com <tuch01@hotmail.com>
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Cc: Michelle Miller <MLMiller@co.hernando.fl.us>
Subject: RE: Information on rezoning of Parcel 574480 owner Land Supplier LLC

 

Good evening,

 

You are just outside of the 500’ of the property to receive notification. I have attached the photo
below to show this. I have marked your parcel in yellow, those in blue have received
notification and are within 500’ of the subject property. Any public comment you would like to
submit I can include with the Agenda, The Agenda will be published no later than end of day
tomorrow.

 

 

Please let me know if you have any questions.

 

Thank you,

 

 

Victoria Via | Agenda Coordinator

Hernando County Planning Department 

1653 Blaise Drive, Brooksville, FL 34601

Phone: (352) 754-4057
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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.

Email: vvia@hernandocounty.us

Website: http://www.hernandocounty.us

 

 

 

 

From: Robert Santucci <tuch01@hotmail.com>
Sent: Tuesday, May 5, 2026 9:23 AM
To: Administration Resource Object <Administration@co.hernando.fl.us>; Planning Resource Object
<Planning@co.hernando.fl.us>
Subject: Information on rezoning of Parcel 574480 owner Land Supplier LLC

 

 

 

 

To:  Hernando County Board Of County Commissioners

 

 

     Good Morning 

 

I was informed by a neighbor last night that there is an application for rezoning meeting for the
subject property listed above. (Parcel Key Number 574480) I am within 500’ of the property
and never received any notification.  My understanding is that they would like to rezone the
property to a different type of commercial use other than what it is zoned for. The problem is
that no one was informed it was rezoned from AR2 to commercial in the first place. I am right
across the street and have never received any notification about any of the plans or been
invited to any of the county meetings to discuss the plans. The plans submitted will be
detrimental to the area and the already stressed infrastructure, making it a more dangerous
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intersection worse. Another side effect to the proposed rezoning if it goes through would be
additional flooding to the surrounding homes already experiencing excess water from poorly
designed and maintained drainage form the existing county right aways. Will input from people
in direct contact to the proposed area be notified or have any input in the matter?

 

 

Robert Santucci

163030 Centralia Rd

Brooksville ,FL 34614

Email: tuch01@hotmail.com

Cell # 1-352-650-6150
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From: Planning Resource Object
To: Victoria Via
Subject: FW: Opposition to Rezoning Application for file H-23-39, Parcel 574480- Northwest Corner of Citrus Way and

Centralia
Date: Friday, May 8, 2026 9:28:07 AM

See email below
 
 
 

 

Carrie L. Cline | Planner I
Planning And Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 ext. 28020
Email: ccline@hernandocounty.us

Website: http://www.hernandocounty.us/plan
 
 

NOTICE: As we transition to the new Tyler Enterprise Permitting and
Licensing system, there will be a temporary period of modified
permitting operations.
Modified operations will be in place from the end of business day
February 10, 2026, through March 2, 2026, during which, the prior
electronic software will be disabled.
We appreciate your patience as we work through the anticipated high
volume of calls and emails during this period and as we roll out the
new software.
For more information, please see the Media Release notice on our
websites and County social media accounts or found at this website:
https://www.hernandocounty.us/news/posts/tyler-enterprise-
permitting-and-licensing-system/.

 
Hernando County Development Services Department business
hours are Monday – Friday 7:30am - 4:00pm. The lobby closes
at 3:30pm to walk-in customers. The call center and all
Development Services Division Employees’ will be open and
assisting customers during normal business hours.

 
 
From: trhineberger@tampabay.rr.com <trhineberger@tampabay.rr.com> 
Sent: Thursday, May 7, 2026 2:35 PM
To: Planning Resource Object <Planning@co.hernando.fl.us>
Subject: Opposition to Rezoning Application for file H-23-39, Parcel 574480- Northwest Corner of
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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.

Citrus Way and Centralia

 

 
To the Hernando County Planning and Zoning Commission,
 
I am writing as the owner of the property located at 15332 Perimeter Dr, Brooksville, FL
34614 which is adjacent to the site currently under consideration for rezoning to allow
outdoor storage. I wish to formally state my opposition to this request based on
several critical concerns regarding the impact on our neighborhood and my property
rights.
 
Specifically, I urge the Commission to consider the following:
 

Loss of Privacy: The conversion of a neighboring lot into a commercial outdoor
storage facility will immediately and permanently eliminate the residential privacy
of my home and yard as well as that of my neighbors.
Flooding Concerns: This area already faces significant drainage challenges.
Introducing a storage facility often involves clearing land or adding non-
permeable surfaces, which will exacerbate runoff and increase the risk of
flooding for my property.
Increased Traffic Congestion: Outdoor storage facilities typically involve heavy-
duty vehicles and frequent transport. Our current road infrastructure is not
equipped to handle the resulting increase in noise, dust, and congestion.
Reduced Property Values: The industrial nature of outdoor storage is fundamentally
incompatible with our rural residential setting. This will significantly diminish the resale
value and desirability of neighboring homes. There are numerous areas within the county
better suited for such facilities; our neighborhood is a rural residential community where
most homes sit on acreage and have no need for commercial storage in such close
proximity.
Lack of Legal Notification: Most concerning is that we did not receive any
formal, legal notification regarding the original rezoning of this parcel from AR-2
to Commercial. This failure to notify prevents neighbors from participating in the
due process required for land-use changes.

 
I request that this statement be added to the official public record for this case and that
I be notified of all future hearings.

 
Sincerely,
 
Samuel & Tanya Rhineberger
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352-442-0576
15332 Perimeter Dr
Brooksville, Fl 34614
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Meeting: 05/11/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17456
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Master Plan Revision Submitted by Southeast Investments, Inc., On Behalf of Jacobsen 
Property Investment, LLC; Christopher Gandy; and William Samuelson and Melissa 
Samuelson (H2605)

TITLE

BRIEF OVERVIEW
Request: 
Master Plan Revision on parcel zoned PDP(GC)/ Planned Development Project (General 
Commercial) with limited C-2 uses

General Location: 
Northeast corner of the intersection of Commercial Way and Hexam Road.

Parcel Key(s) Number: 
79060, 79079, 79088, 79097, 79104, 79113, 79122, 79131, 79140, 79168, 79220       

Summary of Applicant’s Request: 
The subject property was rezoned in 2007 from a mixed-use Planned Development Project 
(PDP) to a Planned Development Project (General Commercial) [PDP(GC)] with limited C-2 
uses. The master plan expired and was reestablished and revised in 2013 (“existing master 
plan”).

The existing master plan, located at the corner of Commercial Way and Hexam Road, 
includes parcel keys 79060, 79079, 79088, 79079, 79104, 79113, 79122, 79131, and 79140.

The petitioner is requesting a master plan revision to the existing master plan to (1) modify the 
external access points, change the permitted setbacks, and alter the proposed concept or 
design of the development; and (2) include and rezone the following parcels: 

a. Parcel 79168, containing 2.80 acres, from Commercial C-2, Zoning Use for Storage to 
Planned Development Project (General Commercial)/PDP(GC); and

b. Parcel 79220, containing 1.90 acres, from R1-A to Planned Development Project 
(General Commercial)/PDP(GC).

The petitioner seeks no other changes to the uses previously permitted by in the existing 
master plan. 

NOTE: After scheduling this matter for hearing before the Planning and Zoning Commission, 
but prior to approving the agenda for the hearing, the petitioner requested additional time to 
address the application, which Staff supports.

STRATEGIC PLAN INITIATIVES

Page 1
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P&Z Agenda Item (ID # 17456) Meeting of May 11, 2026

The request is consistent with Strategic Theme A, "Economic and Workforce Development ".

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission approve the petitioner ’s request 
for postponement to a date certain.

Michelle Miller Approved 04/30/2026   8:37 AM
Victoria Via Approved 04/30/2026   8:42 AM
Natasha Lopez Perez Approved 05/01/2026   3:47 PM
Toni Brady Approved 05/05/2026   7:57 PM
Natasha Lopez Perez Approved 05/06/2026  12:31 PM
Victoria Via Approved 05/06/2026   2:45 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino

Birren, Noe and PinoAYES:
Holmes, Markford and McDonaldABSENT:

Page 2
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STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: May 11, 2026 

Board of County Commissioners: July 7, 2026 
 

APPLICANT: Southeast Investments  
 
FILE NUMBER:  H-26-05 
 
REQUEST:  Master Plan Revision on parcel zoned PDP(GC)/ Planned Development 

Project (General Commercial)  
 
GENERAL 
LOCATION: Northeast corner of the intersection of Commercial Way and Hexam Road. 
 
PARCEL KEY 
NUMBER(S):  79060, 79079, 79088, 79097, 79104, 79113, 79122, 79131, 79140,   

79168 79220          
 
APPLICANT’S REQUEST 
 
The petitioner is requesting a Master Plan Revision to the existing master plan for the 14.2-acre 
property located at the corner of Commercial Way and Hexam Road to include parcel Keys 
(79060, 79079, 79088, 79079, 79104, 79113, 79122, 79131, 79140, 79168 79220). The Subject 
Property was rezoned in 2007 from a mixed-use Planned Development Project (PDP) to a 
Planned Development Project (General Commercial) [PDP(GC)] with limited C-2 uses. 
 
In 2013 (H-13-11, Resolution 2013-119), the master plan was revised to allow pole signs while 
retaining all previously approved entitlements. The property is vested for: 
 

• All C-1 uses  
• Selected C-2 uses, including:  

o Drive-in restaurants  
o Automotive-related uses  
o Veterinary clinics  
o Alcohol sales  
o Printing services  
o Plant nurseries  

 
The 2013 resolution outlined Six (6) commercial outparcels, five of which are (5) outparcels with 
a minimum 1.6 acres each and one (1) larger parcel for a shopping center with the maximum 
development of 150,000 square feet for the site.  
 
The applicant’s current proposal is to include:  

• A retail grocery store  
• An accessory fueling station with convenience store  
• Commercial outparcels  
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Deviations Requested  
 
The requested deviations include: 

• Setbacks:  
o Commercial Way: 75’ (deviation from 125’) 
o Hexam Road:   20’ (deviation from 75’ only for fuel station canopy only) 

• Buffer     
o Reduce the eastern buffer adjacent to the residential subdivision across 

Richmond Street from 10 feet to 5 feet and install a 6- foot-tall fence within 
the reduced buffer to achieve greater than 80% opacity. 

  
SITE CHARACTERISTICS 

 
Site Size 14.2 Acres 
   
Surrounding 
Zoning; 
Land Uses 

 
North: 

 
C2/ Commercial 

 South: ROW C2 & R1C:Hexam Road, Commercial, and 
Residential 

 East: ROW &R1C: Richmond Street & Residential  
 West: ROW, C2 and R1A:  Commercial Way, Commercial and 

Residential  
  
Current Zoning:  PDP(GC) 
  
Future Land Use  
Map Designation:  

 
Commercial 

  
 
FIRE  REVIEW 
 
Hernando County Fire Rescue (HCFR) advises that the petitioner work closely with HCFR to 
remain in compliance with fire codes. An approved water supply capable of providing the required 
fire flow for fire protection must be available for all premises where facilities or buildings are 
constructed or relocated within the jurisdiction. The approved water supply shall meet the 
requirements of applicable code sections. 
 
The maximum distance from the closest point on a building to a fire hydrant shall not exceed 400 
feet (122 meters). Given the current fire station locations, the Fire Department does not have 
sufficient resources to respond to commercial development at this site. Therefore, HCFR may 
require that the developer execute a proportionate share mitigation agreement to offset the 
impacts on fire and emergency services. This will be determined at the time of site development 
at the discretion of the Fire Chief.  
 
UTILITIES REVIEW 
 
Hernando County Utilities Department (HCUD) does not currently supply water or wastewater 
service to these parcels.  Water and wastewater are available to these parcels.  HCUD has no 
objection to the master plan revision to modify the access points, setbacks, and concept.  
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Comments: The petitioner shall provide a utility capacity analysis and demonstrate 
connection to the central water and wastewater system at the time of site 
development. 

 
ENGINEERING REVIEW 
 
The subject site is located on Northeast corner of the intersection of Commercial Way and Hexam 
Road. The Hernando County Engineer has reviewed the petitioner’s request and provided the 
following comments: 

 
• A Traffic Access Analysis is required. Any improvements identified by the Traffic Access 

Analysis will be the responsibility of the developer to install.  
• Richmond Street has been designated as a Reverse Frontage Road for this project. This 

project is required to connect to Richmond Street. 
• Richmond Street will need to be paved to the Northern Property Line of parcel upon 

development. 
• The proposed Frontage Road is required to meet Hernando County Standards. Frontage 

roads require a sidewalk along one side. Refer to Hernando County Facility Design 
Guideline IV-04/Frontage Roads. 

• The placement of the frontage road, at the northern parcel, to provide future cross 
connectivity must align and not impede upon the existing parcel at key number 79168 
and Hexam Road existing driveways alignment.  

• The Parking and Layout, Driveway Entrance/Exits will be required to meet Hernando 
County Standards. 

• The access connection to Hexam Rd. shall be right in / right out only.  
• Hexam Road access shall be improved to prevent left in turning maneuvers. The 

petitioner shall work with the County Engineer as the time of site/building plan to address 
this requirement.  

• A sidewalk is required the parcel length along Hexam Road. 
• Sidewalk /pedestrian connectivity shall be provided from building(s) to the future sidewalk 

along Hexam Road and to the existing sidewalk along U.S. 19/Commercial Way. 
• Access connection to Commercial Way must be authorized by Florida Dept. of 

Transportation/FDOT by an access management permit. This approval must be 
submitted with the building and site application.  

• Project will have to meet the SWFWMD/South West Florida Water Management District 
Environmental Resource Permitting requirements: For all development properties, where 
the stormwater system is privately maintained, the issuance of an Environmental 
Resource Permit (ERP) – General, ERP Individual (not including minor stormwater 
system, noticed general or exemptions), by the SWFWMD and /or DEP, or a FDOT 
Drainage permit (for the portion of the project included in the FDOT Drainage permit) 
shall be deemed as confirmation of compliance with County Stormwater Standards. 

o If this condition is met the County’s requirement for stormwater has been met and 
no additional permit or development order is required.  

• The County will review to ensure there is appropriate access and ability to maintain the 
drainage systems, in case the county assumes maintenance in the future.  

• Standard general permit for minor systems, noted general, exemptions, and any permit 
from SWFWMD, FDOT or DEP that does not receive a technical review by a Professional 
Engineer will be reviewed by the County for compliance with County stormwater 
requirements.  
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LAND USE REVIEW 
 
The petitioner is requesting a Master Plan Revision on parcel zoned PDP(GC)/ Planned 
Development Project (General Commercial).  

The petitioner was previously approved for the following specific C-2 uses: 
• Drive-in restaurants 
• Tire and automotive accessory establishments 
• Automotive specialty establishments 
• Veterinarian and animal clinics or hospital service establishment 
• Alcoholic beverage dispensation 
• Publishing and printing service establishments 
• Domestic rental establishments 
• Retail plant nurseries 
• Automobile service establishments 

 
No changes are being requested to the approved C-2 uses.  
 
Residential Protection Standards:  
 
The subject site shall be subject to the following Residential Protection Standards, in 
accordance with Appendix A, Article VIII, Section 6.  

• There shall be no speakers or other sound equipment located within 100 feet 
of any single-family residential district property line. 

• There shall be no buildings containing alcoholic beverage dispensation 
establishments, convenience stores, or automotive and truck repair 
establishments located within 100 feet of any single-family residential district 
property line. 

• No commercial activities which include customer entrances, drive-up 
windows, ordering boxes, or loading/unloading areas shall be allowed to 
operate between the hours of 12 midnight and 7:00 a.m. within 100 feet of any 
single-family residential district property line. 

• No building within 100 feet of any single-family residential district property line 
shall be more than 20 feet in height. 

• All loading bays and loading docks must be a minimum of 100' from any 
single-family residential district property line. Additionally, all loading bays and 
loading docks must be screened from view from the public right-of-way or 
single-family residential district property line. Screening may include 
landscape plantings, berms, fences or walls. 

• Air conditioning and/or other operational equipment must be oriented away 
from single family residentially zoned property or screened to minimize noise 
impacts and reduce visual incompatibility to the single 
family residentially zoned property. Screening may include landscape 
plantings, berms, fences or walls. 
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Building Height 
The petitioner has proposed a maximum building height of 45 feet. Along any adjacent 
properties zoned Agriculture or Residential; to maintain compatibility with residential 
standards, the petitioner shall have no building exceeding a maximum building height of 
20- feet. In the case the building exceeds 20 feet in height the building setback shall be 
100 feet. If the master plan is approved, the petitioner shall be required to provide the 
following building heights: 

 
• Maximum Building Height  45’/20’ Along Residential parcels 

 
Setbacks:  
 
Perimeter Setbacks:  

• Commercial Way: 75’ (Deviation from 125’) 
• North:  20’ 
• Hexam Road   20’ (deviation from 75’ only for fuel station canopy only) 
• East:   35’  

 
Comments:  The proposed setbacks meet the minimum County Land Development 

Regulations (LDR’s) required setbacks for the District. The petitioner has 
requested gas station canopy setbacks of 20'. The County LDRs do not have 
minimum canopy setbacks for a gas station; however, gas stations must meet 
all other commercial standards. 

For any adjacent properties zoned Residential, staff recommends a building 
setback of one hundred (100) feet if the proposed commercial building 
exceeds twenty (20) feet in height, to maintain compatibility with surrounding 
residential standards. 

Minimum Internal setbacks: 

• North: 20’ 
• South:  20’  
• East: 35’  
• West: 35’   
 

Buffers:  
 
The petitioner has proposed the following perimeter buffers for the subject site:  

• Front (Cortez Blvd):  20’ Undisturbed Enhanced buffer  
• North:    10’ Undisturbed Enhanced buffer  
• Rear (Richmond St):  10’ Undisturbed Enhanced buffer  
• Hexam Road:   10’ Undisturbed Enhanced buffer  
 

 
Comments: The petitioner proposes a 5-foot-wide vegetative buffer with 80% opacity 

and a 6-foot wall or opaque fence along Richmond Drive. However, 
buffering must meet the Community Appearance Ordinance requirements 
wherever the property borders residential areas and along all edges next 
to public rights-of-way. Buffers may include berms, fences, or walls. 
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If approved, the petitioner must provide enough buffering to reduce noise 
impacts on nearby homes. In addition, a 10-foot-wide vegetative buffer with 
80% opacity and a 6-foot wall or opaque fence is required along the east 
side of the property on Richmond Road. The wall or fence should be placed 
inside the buffer, with landscaping facing the residential properties. 

 
Signs: 

 
County LDRs require that any commercially zoned parcel(s) with less than one hundred 
(100) linear feet of road frontage will be allowed one (1) sign not to exceed one hundred 
(100) square feet in sign area. Commercially zoned parcels with a road frontage in 
excess of one hundred (100) linear feet will be allowed one (1) square foot of sign area 
per linear foot of road frontage with a maximum of two hundred (200) square feet of 
sign area. For commercially zoned parcels on all other roads and for parcels within any 
zoning district other than commercial or residential – Maximum fifty (50) square feet of 
sign area. 
 
Shopping centers, malls, strip plazas and other buildings housing more than one (1) 
business or activity may display no more than one (1) sign for each two hundred (200) 
feet of frontage, provided they are at least two hundred (200) feet apart along public 
streets and provided each sign does not exceed the maximum allowed according to 
subsection (1) herein. The petitioner has requested a deviation from the sign ordinance 
in order to allow pole signs. The deviation is not justified, and the petitioner must provide 
all on-site advertising signs, including outparcels, 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 predominant sign material shall be similar to the material (e.g., brick, stone, etc.) 
of the buildings developed on the subject property. 

 
Minimum County Required Sign Setbacks (based on total sign surface area): 

• 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 

 
Large Retail Development 

 
The petitioner is proposing a large retail project totaling 150,000 square feet, including 
outparcels. The plan shows five outparcels, with the remaining space used for the main 
shopping center. 
 
County regulations require any development over 65,000 square feet to be approved 
as a Planned Development Project. Because of the project’s size and intensity, the 
County may add conditions to make sure it fits the location. 
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The following items must be reviewed under the County’s Large Retail Development 
requirements. 

 
1. Enhanced screening and/or location of air conditioning and/or operational 

equipment. 
 
Comments: All operational equipment such as A/C units will be located on the 

rooftops for the majority of the retail establishment. Smaller buildings 
must have their ground mounted units screened by enhanced 
landscaping and screened from view from the public right-of-way. 

 
2. Limitations on hours of operation to ensure operational compatibility. 
 
Comments: The petitioner has indicated one or more businesses may operate for 24 

hours a day. 
 
3. Screening and/or location of loading areas and loading docks. 
 
Comments: The County LDRs require that all loading bays and loading docks must 

be screened from view from the public right-of-way. Screening may 
include landscape plantings, berms, fences and/or walls. Loading is 
intended along Richmond Drive. The petitioner has proposed a 10' wide 
vegetative buffer with 80% opacity and a 6' wall or opaque fence. 

 
Lighting:  
 
County Land Development Regulations (LDRs) require lighting that enhances the visual 
impact of the project on the community and to specifically address lighting intensity levels 
and glare accordingly. Commercial buildings and projects shall be designed to provide safe, 
convenient and efficient lighting for pedestrians and vehicles. 
 
Comments: If approved, the petitioner should be required to provide full cutoff fixtures and 

retain all light on-site and prevent any light spillage onto neighboring 
properties. 

 
Parking:  
 
In accordance with the Hernando County Land Development Regulations, Retail uses are 
required to provide parking at a rate of 4 spaces per 1000 square feet.  And 1 space per 
Point of Sale. 
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COMPREHENSIVE PLAN REVIEW 

The subject site is located within the Commercial Land use designation on the County’s 
adopted Comprehensive Plan.  
Strategy 1.04A(6): The Commercial Category provides for commercial uses including 

products and services along major corridors and at roadway intersections 
to serve residents and visitors on both a localized and regionalized basis. 
The Commercial Category recognizes existing commercial use corridors 
along U.S. Highway 19 and State Route 50 and existing and planned 
commercial nodes at intersections of arterial and/or collector roads. The 
Commercial Category includes small unmapped existing commercial 
properties. The Commercial Category also recognizes the ability to 
designate infill parcels for commercial use lying in proximity to and 
between, but not necessarily contiguous to, other existing commercially 
designated properties. Publicly owned lands along the commercial use 
corridors that are made available for surplus may be considered to have 
a Commercial designation, if the agency proceeds through the 
Comprehensive Plan Amendment process to amend the future land use 
map, in accordance with Section 163.3184, F.S. 

Objective 1.04G: The Commercial Category allows primarily retail, office, and commercial 
service uses with an overall average gross floor area ratio of 0.35 but also 
includes limited industrial, recreational, and institutional uses. Residential 
and mixed uses may be allowed subject to locational criteria and 
performance standards.  

Strategy 1.04G(1): Commercial development as envisioned on the Future Land Use Map is 
intended primarily for locations at major intersections and along major 
corridors where service to local and regional markets are enhanced by 
transportation patterns. New commercial zoning is directed to these 
mapped areas. Commercial areas that are not mapped but are allowed 
under this Future Land Use Category include neighborhood commercial 
and specialty commercial uses as described in this Plan, commercial 
approved as part of mixed-use developments, commercial designated by 
planned development districts, the infill development of existing 
commercial areas, commercial areas extending from designated 
commercial nodes, and pre-existing commercially developed and 
designated areas. Frontage roads and cross-access between commercial 
uses is required where needed in accordance with the provisions of this 
Plan and adopted land development regulations. 

 
Comments: The request is consistent with the Comprehensive Plan, compatible with 

surrounding uses, and provides adequate residential protection for existing 
surrounding residential developments.  
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FINDINGS OF FACT 
 
A Master Plan revision on parcel zoned PDP(GC)/ Planned Development Project (General 
Highway Commercial to Include C-2 Uses is appropriate due to the following findings of fact: 
 

1. The request is consistent with the Comprehensive Plan Strategies for the location of 
commercial development and the surrounding commercial uses. 

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

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

 
STAFF RECOMMENDATION 
 
It is recommended that the Planning and Zoning Commission recommend the Board of County 
Commissioners adopt a resolution approving the petitioner’s request for a Master Plan revision 
on parcel zoned PDP(GC)/ Planned Development Project (General Commercial)  to Include C-2 
Uses with the following performance conditions: 
 

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

 
2. The petitioner shall be required to comply with all applicable Southwest Florida Water 

Management District, Florida Fish and Wildlife Conservation Commission, and Florida 
Department of Environmental Protection permitting requirements. 

 
3. The petitioner must meet the minimum requirements of Florida Friendly Landscaping™ 

publications and the Florida Yards and Neighborhoods Program for design techniques, 
principles, materials, and plantings for required landscaping.  

 
4. The petitioner shall provide a utility capacity analysis and connection to the utility 

system(s), as required by ordinance, at time of site development.  
 

5. A Traffic Access Analysis is required. Any improvements identified by the Traffic Access 
Analysis will be the responsibility of the developer to install.   

 
6. The driveways, parking spaces, and overall site layout shall be required to meet all 

applicable County standards, as outlined in the facility design guidelines. 
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7. Richmond Street has been designated as a Reverse Frontage Road for this project.  This 
project is required to connect to Richmond Street. 
 

8. Richmond Street will need to be paved to the Northern Property Line of parcel upon 
development. 
 

9. The proposed Frontage Road is required to meet Hernando County Standards.  
 

10. Frontage roads require a sidewalk along one side. Refer to Hernando County Facility 
Design Guideline IV-04/Frontage Roads. 
 

11. The placement of the frontage road, at the northern parcel, to provide future cross 
connectivity must align and not impede upon the existing parcel at key number 79168 
and Hexam Road existing driveways alignment.   
 

12. Access to Hexam Road shall be limited to right-in/right-out movements only..  
 

13. Hexam Road access point shall be designed and improved to prevent left-turn ingress 
movements. Coordination with the County Engineer will be required during the site plan 
design phase.  

 
14. Sidewalk required the parcel length along Hexam Road. 

 
15. Sidewalk /pedestrian connectivity shall be provided from building(s) to the future sidewalk 

along Hexam Road and to the existing sidewalk along U.S. 19/Commercial Way. 
 

16. Access to Commercial Way must be authorized by the Florida Department of 
Transportation (FDOT) through an access management permit. 
 

17. The project must comply with Environmental Resource Permitting (ERP) requirements of 
the Southwest Florida Water Management District (SWFWMD). 
• For development projects with privately maintained stormwater systems, issuance of 

one of the following shall constitute compliance with County stormwater standards:  
o ERP General Permit  
o ERP Individual Permit (excluding minor stormwater systems, noticed general 

permits, or exemptions)  
o FDOT Drainage Permit (for applicable project areas)  

• If one of the above permits is obtained, no additional County stormwater permit or 
development order will be required.  

• The County will review the project to ensure adequate access and the ability to 
maintain the drainage system, should maintenance be assumed in the future.  

• Any permit classified as a general permit for minor systems, noticed general permit, 
exemption, or any permit issued by SWFWMD, FDOT, or DEP that does not include 
technical review by a Professional Engineer will be subject to County review for 
compliance with County stormwater requirements. 
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18. The petitioner was previously approved for the following specific C-2 uses: 
• Drive-in restaurants 
• Tire and automotive accessory establishments 
• Automotive specialty establishments 
• Veterinarian and animal clinics or hospital service establishment 
• Alcoholic beverage dispensation 
• Publishing and printing service establishments 
• Domestic rental establishments 
• Retail plant nurseries 
• Automobile service establishments 

 
19.  The maximum building height shall be 45 feet, except on parcels abutting residential 

properties, where the maximum building height shall be limited to 20 feet. 
 

20. Minimum Perimeter Setbacks:  

• Commercial Way: 75’ (Deviation from 125’) 
• North:   20’ 
• Hexam Road   20’ (deviation from 75’ only for fuel station canopy only) 
• East:   35’  

 
21. Minimum Internal setbacks: 

• North:   20’ 
• South:    20’  
• East:   35’  
• West:   35’   

 
22.  Minimum Buffers:  

• Front (Cortez Blvd): 20’ Undisturbed Enhanced buffer  
• North:   10’ Undisturbed Enhanced buffer  
• Rear (Richmond St): 10’ Undisturbed Enhanced buffer  
• Hexam Road:  10’ Undisturbed Enhanced buffer  

 
23. The petitioner shall meet all of the Large Retail Project design standards as indicated in 

the County’s Land Development Regulations. 
 

24. The project shall be limited to 150,000 square feet including all outparcels. 
 

25. The petitioner shall provide a master sign plan at the time of site development (or 
conditional plat if the property is to be subdivided). All on-site signage, including signage 
for outparcels, shall be designed as part of a unified signage system and shall be limited 
to ground-mounted monument-type signs. Monument signs shall have a maximum height 
of ten (10) feet from grade to the bottom edge of the sign and must comply with all 
applicable provisions of this Code. The predominant sign materials shall be consistent 
with the architectural materials of the principal buildings on the subject property (e.g., 
brick, stone, etc.). 
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26. The petitioner shall be required to provide full cutoff fixtures and retain all light on-site 

and prevent any light spillage onto neighboring properties.  
 

27. In accordance with the Hernando County Land Development Regulations, Retail uses 
are required to provide parking at a rate of 4 spaces per 1000 Square feet. The applicant 
will be required to demonstrate compliance with all applicable parking requirements at 
the time of site plan review for the proposed commercial development. 
 

28. A 10' wide vegetative buffer with 80% opacity and a six (6) foot wall or opaque fence shall 
be provided on the east side of the property along Richmond Road. The wall or fence 
shall be placed along the inside of the buffer with landscape facing residential uses. 
 

29. The petitioner shall work closely with the Hernando County Fire Rescue to remain in 
compliance with fire codes. 
 

30. The maximum distance from the closest point on a building to a fire hydrant shall not 
exceed 400 feet (122 meters). 
 

31. Hernando County Fire Rescue may require that the developer execute a proportionate 
share mitigation agreement to offset the impacts on fire and emergency services. This 
will be determined at the time of site development at the discretion of the Fire Chief. Given 
the current fire station locations, the Fire Department does not have sufficient resources 
to respond to commercial development at this site. 
 

32. The petitioner shall provide a Master Plan in compliance with all the performance 
conditions within 30 calendar days of receipt of Board of County Commissioners action 
from Development Services Staff. Failure to submit the revised plan will result in no 
further development permits being issued. 
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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: Michelle Miller
To: Kyle Benda
Cc: Robin Reinhart; Victoria Via
Subject: RE: Postponement Needed - H2506
Date: Wednesday, May 6, 2026 11:36:58 AM

Hi Kyle,
 
This email will suffice. Thank you so much for all of your assistance and flexibility. We will keep you on
the July BOCC meeting.  
 

 

Michelle L. Miller, M.S. | Planning Manager
Planning Division | Development Services Department 
1653 Blaise Drive, Brooksville, FL 34601
Cell: 352-442-7448
Email: mlmiller@hernandocounty.us
Website: http://www.hernandocounty.us
Office Hours: Monday – Friday, 7:30 AM – 4:00 PM

 
 
“Believe in yourselves. Dream. Try. Do Good.” – Mr. Feeny
 
Note: Please be advised that Hernando County has transitioned to the Tyler Enterprise Permitting and
Licensing System for the processing of all permit and planning applications.
 
The link to register as a contractor in Tyler Civic Access is https://hernandocountyfl-
energovweb.tylerhost.net/apps/selfservice#/home.
 
The link to submit applications through Tyler is: www.HernandoCounty.us/CivicAccess
 
From: Kyle Benda <kylebenda@bendalawfirm.com> 
Sent: Wednesday, May 6, 2026 11:33 AM
To: Michelle Miller <MLMiller@co.hernando.fl.us>
Cc: Robin Reinhart <RReinhart@co.hernando.fl.us>; Victoria Via <VVia@co.hernando.fl.us>
Subject: RE: Postponement Needed - H2506

 

 
Hey Michelle, Robin, and Victoria,
 
I spoke with my client and we consent to postponing our P and Z hearing until June so long as we
stay on the July BOCC hearing.  Do you need me to attend the May hearing to formally request
this?
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Sincerely,
 

Kyle J. Benda, Esq. 

 
(352) 232-5757
kyle@bendalawfirm.com
www.bendalawfirm.com
270 North Broad Street , 
Brooksville, Florida 34601

Notice of Confidentiality: This e-mail communication is subject to the attorney-client privilege and anything attached to or transmitted with it may
contain legally privileged and confidential information intended solely for the use of the addressee. If the reader of this message is not the intended
recipient, you are hereby notified that any reading, dissemination, distribution, copying, or other use of this message or its attachments is strictly
prohibited. If you have received this message in error, please delete it and notify us immediately at kyle@bendalawfirm.com or (352) 232-5757. Thank
you.

 
From: Kyle Benda 
Sent: Wednesday, May 6, 2026 9:54 AM
To: 'Michelle Miller' <MLMiller@co.hernando.fl.us>
Cc: 'Robin Reinhart' <RReinhart@co.hernando.fl.us>; 'Victoria Via' <VVia@co.hernando.fl.us>
Subject: RE: Postponement Needed - H2506

 
Hey Michelle,
 
I spoke with Natasha and it looks like we are going to have to postpone our P and Z hearing on
this matter to the June meeting.  It is my understanding that we will still be able to keep the
BOCC hearing for July, right?
 
What I discussed with Natasha is that I will update the application form to show that the
request is from Beecher Jacobsen on behalf of BDJ Sales, LLC (the company that owns
Jacobsen Property Investment, LLC).  I will also update the application form to show that we are
requesting a rezoning from PDP(GC) with limited C-2 uses, C-2, and R1-A to a new master plan
rezoning for all parcels being PDP(GC) as set forth in the site plan.  I will then update the
narrative just to clarify what parcels are vested and what new parcels are being added
(essentially to accommodate the new SWFWMD stormwater rules for the site).
 
I will also submit a formal notice of the traffic engineer that will appear along with his contact
information.
 
Is there a deadline I need to get you all of this by?  I am trying to get it as soon as possible, but I
want to make sure we get everything to you in time for the June P and Z meeting.
 
Let me know if you have any questions.
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Sincerely,
 

Kyle J. Benda, Esq. 

 
(352) 232-5757
kyle@bendalawfirm.com
www.bendalawfirm.com
270 North Broad Street , 
Brooksville, Florida 34601

Notice of Confidentiality: This e-mail communication is subject to the attorney-client privilege and anything attached to or transmitted with it may
contain legally privileged and confidential information intended solely for the use of the addressee. If the reader of this message is not the intended
recipient, you are hereby notified that any reading, dissemination, distribution, copying, or other use of this message or its attachments is strictly
prohibited. If you have received this message in error, please delete it and notify us immediately at kyle@bendalawfirm.com or (352) 232-5757. Thank
you.

 
From: Kyle Benda 
Sent: Wednesday, May 6, 2026 9:15 AM
To: 'Michelle Miller' <MLMiller@co.hernando.fl.us>
Cc: Robin Reinhart <RReinhart@co.hernando.fl.us>; Victoria Via <VVia@co.hernando.fl.us>
Subject: RE: Postponement Needed - H2506

 
Hey Michelle,
 
Thank you for providing me this information.  I heard from my client that we will not be able to
get the updated signature from Mr. Jacobsen but I just want to clear some things up with you and
ultimately Natasha to see if we can still stay on the P and Z agenda for Monday.  I’m going to run
some things by you but then I’m going to call Natasha directly as well.
 
First, I’m not sure why we need to update who Beecher is signing on behalf of.  He clearly has
the authority to bind all of the companies listed.  I’m not sure what the concern is about adding
“on behalf of BDJ Sales, Inc.”
 
Second, we only have a traffic expert coming, so I can get you his name really easily, it is
Michael Raysor.
 
Lastly, any confusion about the rezoning being requested and the effect on the vested
entitlements for the property can be cleared up at our hearing on Monday, so I’m not sure why
anything with the narrative needs to be revised.  Everyone will be at the hearing on Monday and I
will be prepared to answer any technical questions about the change sought.
 
If I can clear things up with Natasha, are you comfortable keeping this on for Monday?
 
Sincerely,
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Kyle J. Benda, Esq. 

 
(352) 232-5757
kyle@bendalawfirm.com
www.bendalawfirm.com
270 North Broad Street , 
Brooksville, Florida 34601

Notice of Confidentiality: This e-mail communication is subject to the attorney-client privilege and anything attached to or transmitted with it may
contain legally privileged and confidential information intended solely for the use of the addressee. If the reader of this message is not the intended
recipient, you are hereby notified that any reading, dissemination, distribution, copying, or other use of this message or its attachments is strictly
prohibited. If you have received this message in error, please delete it and notify us immediately at kyle@bendalawfirm.com or (352) 232-5757. Thank
you.

 
From: Michelle Miller <MLMiller@co.hernando.fl.us> 
Sent: Tuesday, May 5, 2026 4:01 PM
To: Kyle Benda <kylebenda@bendalawfirm.com>
Cc: Robin Reinhart <RReinhart@co.hernando.fl.us>; Victoria Via <VVia@co.hernando.fl.us>
Subject: Postponement Needed - H2506

 
Hi Kyle,
 
I apologize for the very late request, but unfortunately, we are going to have to postpone this
application.
 
The County Attorney’s Office has reviewed the application and has a list of questions and concerns
that need to be addressed before they will approve the item for the Planning and Zoning Commission.
Unfortunately, there is not enough time to finalize everything in time.
 
Please see below:
 

A few matters to address:
 

a. Deed: The deeds reflects that Jacobsen Property Investments, LLC, is the owner of
some of the properties; however, Jacobsen Property Investments, LLC, is not listed
under Sunbiz. Rather, Jacobsen Property Investment, LLC, appears as an active
company under Sunbiz. The only difference is the “s” after “Investment” that
differs in the names. It appears to be a minor error, but I just wanted to bring it to
your attention in the event issues arise.

 
b. Signature: Great job getting signatures from all required parties. The only issue

with signature is property owned by Jacobsen Property Investment, LLC, signed by
Beecher Jacobsen. Given that the authorized representatives are BDJ Sales, LLC,
and WCJ, Inc., please have Beecher Jacobsen signs the application again to reflect
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as “Beecher Jacobsen of BDJ Sales, LLC.” Of course, because there’s a change to
the application, it would need to be re-executed and re-notarized.

 
c. Expert Witnesses: The application indicates that they intend to have expert

witnesses testify. Please ensure they provide a list of their expert witnesses, as
required.

 
d. Revision Request: I am confused with the request as stated in the agenda. The

application does not specify their request, but the narrative states they seek “to
modify the external access points, change the permitted setbacks, and alter the
proposed concept or design of the development.”

 
The agenda, instead, states that the petitioner is requesting a master plan
revision on their 14.2-acre property to include several parcel key numbers,
indicating that the revision is to include those parcels, as they were not
previously in the master plan.
 
I’m just confused on what is requested considering the difference in requests.
Are they including all those parcels because they were not previously included in
it, or are they seeking the specified changes quoted in the narrative?
 
Also, just seeking confirmation: is the Master Plan zoned PDP(GC) with specific
C-2 uses, or just PDP(GC)?

 
 
Let’s plan on discussing so we can address and get this on the June P&Z. I will do what I can to keep
the item scheduled for the July BOCC meeting so the final action is not delayed.
 
 

 

Michelle L. Miller, M.S. | Planning Manager
Planning Division | Development Services Department 
1653 Blaise Drive, Brooksville, FL 34601
Cell: 352-442-7448
Email: mlmiller@hernandocounty.us
Website: http://www.hernandocounty.us
Office Hours: Monday – Friday, 7:30 AM – 4:00 PM

 
 
“Believe in yourselves. Dream. Try. Do Good.” – Mr. Feeny
 
Note: Please be advised that Hernando County has transitioned to the Tyler Enterprise Permitting and
Licensing System for the processing of all permit and planning applications.
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The link to register as a contractor in Tyler Civic Access is https://hernandocountyfl-
energovweb.tylerhost.net/apps/selfservice#/home.
 
The link to submit applications through Tyler is: www.HernandoCounty.us/CivicAccess
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Master Plan Revision Amended Narrative 
 

The applicant proposes a major revision of the existing master plan for property located at 
the corner of Commercial Way and Hexam Road, Hernando County Property Appraiser Key 
Numbers 79060, 79079, 79088, 79097, 79104, 79113, 79122, 79131, 790140, 79168, and 79220 
(the “Subject Property”).  This is a major revision because it seeks to modify the external access 
points, change the permitted setbacks, and alter the proposed concept or design of the development.  
See App. A, Art. VIII, § 4, Hernando County Code of Ordinances (“Code”).  This application was 
first submitted to Hernando County (the “County”) on December 3, 2025, but this Amended 
Narrative is submitted to add an additional parcel east of Richmond Avenue, Parcel Key Number 
79220, for additional drainage and stormwater facilities serving the Subject Property. 

 
The applicant seeks to revise the existing master plan on the 14.2-acre Subject Property.  

While the applicant seeks the same uses as permitted by the current zoning of the Subject Property, 
a retail grocery store with an accessory fueling station and convenience store, it seeks reduced 
setbacks fronting Commercial Way, reduced setbacks on a portion of Hexam Road, and the 
removal of a paved Richmond Street connecting to Boston Avenue to the north in favor of a true 
frontage road through the Subject Property.  This application, if approved, will construct what has 
been contemplated and approved for this property since 2007.  The proposed site plan is below: 
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Vested Entitlements 
 

In 2007, the Subject Property was original rezoned from a mixed-use Planned Development 
Project (“PDP”) zoning including Recreational, General Commercial, and Residential uses to 
Planned Development Project (General Commercial) (“PDP(GC)”) with limited C-2 uses.  In 
2013, through H-13-11 as approved by Resolution 2013-119, the master plan was revised with a 
sign deviation to allow pole signs and retained all previous entitlements.  The Subject Property is 
vested for all C-1 uses and the following specific C-2 uses from the Code: 

 
 Drive-in restaurants 
 Tire and automotive accessory establishments 
 Automotive specialty establishments 
 Veterinarian and animal clinics or hospital service establishment 
 Alcoholic beverage dispensation 
 Publishing and printing service establishments 
 Retail plant nurseries 
 Automobile service establishments. 

 
Pursuant to Appendix A, Article VIII, if substantial performance is not initiated according 

to a master plan within two years of its approval, the master plan becomes null and void; however, 
“[t]he intensity1/density2 is retained under the zoning approval,” but a new master plan meeting 
the existing Code is required.   

 
Pursuant to Resolution 2013-119, the Subject Property has a vested density of 6 

commercial outparcels: 5 commercial outparcels each occupying a minimum of 1.6 acres and 1 
large commercial outparcel for the creation of a shopping center from the remaining area on the 
Subject Property.  Also based on Resolution 2013-119, the Subject Property has the following 
vested intensity:  

 
 125’ setback from Commercial Way, which does not include fuel island canopies 
 75’ setback from Hexam Road, which does not include fuel island canopies 
 A total development of 150,000 square feet including all outparcels 
 Up to two access points on Commercial Way, provided that the Florida Department 

of Transportation (“FDOT”) approves. 

 
1 “Intensity” means “an objective measurement of the extent to which land may be developed or used, including the 
consumption or use of the space above, on, or below ground; the measurement of the use of or demand on natural 
resources; and the measurement of the use of or demand on facilities and services.”  § 163.3164(22), Fla. Stat. 
 
2 “Density” means “an objective measurement of the number of people or residential units allowed per unit of land, 
such as residents or employees per acre.”  Id. § 163.3164(12). 
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The master plan approved by Resolution 2013-119 is shown below: 

 

 
 
 The applicant seeks to develop the Subject Property in a similar fashion by having a retail 
grocery store, but only four additional outparcels.  The outparcel to the east of the grocery store 
will be for an accessory fueling station complementing the grocery store.  The remaining three 
outparcels would be available for any of the vested C-1 or limited C-2 uses.  The fueling stations 
will be located on the eastern portion of the Subject Property near Commercial Way and 8 fueling 
stations are proposed with each fueling station having two pumps.  The fueling station will operate 
24 hours a day, seven days a week.  The applicant further seeks to construct a true frontage road 
through the Subject Property with Richmond Street paved only up to the grocery store’s eastern 
access point.  
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Background Information 
 Total Site Size:  +/- 14.2 acres 
 
 Surrounding Zoning: North:  C-2 
     South:  C-2 and R-1-C (across Hexam Road) 
  East:  R-1-A (across Richmond Street) 
     West: C-2 and R-1-A (across Commercial Way)3 
 

 
 
  
 
 
 
 
 
 
 

 
3 In the zoning map incorporated into this application, the yellow portion indicates residential zoning and the red 
portion indicates commercial zoning. 
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Surrounding Land Use: North: Commercial 
     South: Commercial and Residential (across Hexam Road) 
     East: Residential (across Richmond Street) 
     West: Commercial (across Commercial Way)4 
 

 
 

Current Zoning: PDP(GC) with limited C-2 uses 
 
Consistency With the Comprehensive Plan 
 

The applicant seeks a revision to the existing master plan established by H-13-11 as 
approved by Resolution 2013-119 to develop the Subject Property as a retail grocery store with a 
small fueling station and 3 additional commercial outparcels fronting Commercial Way.  The 
retail grocery store will also have a drive-thru pharmacy. 
 
 Specifically, the applicant seeks the following deviations: 
 

 Reduction of the building setback along Commercial Way from 125’ to 75’ 

 
4 In the Future Land Use Map (“FLUM”) incorporated herein, the yellow portion indicates a Residential future land 
use and the red portion indicates a Commercial future land use. 
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 Reduction of the setback for the fuel station canopy only along Hexam Road from 75’ to 
20’ 

 Reduction of the eastern buffer abutting the residential use across Richmond Street from 
10’ to 5’ with a 6’ tall fence within that reduced buffer to achieve greater than 80% 
opacity. 

 
Future Land Use Element of the Comprehensive Plan 
 

The proposed development is consistent5 with the Hernando County 2040 Comprehensive 
Plan (“Comprehensive Plan”) because the proposed commercial use is located within the 
Commercial Category in the Comprehensive Plan, uses conditions in a PDP zoning to ensure 
compatibility with the surrounding uses, discourages urban sprawl, and utilizes existing 
infrastructure in an efficient manner.  See Strategy 1.04A(6) and Goals 1.10-1.12, Comprehensive 
Plan. 
 

Objective 1.04G of the Comprehensive Plan, which outlines the purpose of the Commercial 
Category, provides that it “allows primarily retail, office, and commercial service uses with an 
overall average gross floor area ratio of 0.35 . . . .”  Further, Strategy 1.04G(1) of the 
Comprehensive Plan contemplates commercial uses “primarily for locations at major intersections 
and along major corridors where service to local and regional markets are enhanced by 
transportation patterns . . . [f]rontage roads and cross-access between commercial uses is required 
where needed in accordance with the provisions of this Plan and adopted land development 
regulations.”  Further, Strategy 1.04G(2) of the Comprehensive Plan seeks to develop commercial 
nodes while protecting residential areas by locating such development at intersections of roads 
having collector status or greater, are located near existing commercial development, and is 
generally less than 100 acres in size.  The proposed commercial development for the Subject 
Property also accommodates the extension of Hernando County’s frontage road network pursuant 
to Strategy 1.04G(4), which will pull traffic from Commercial Way between the Subject Property 
and Hexam Road and provide cross-access within this entire commercial node.  See generally 
Objective 1.10B, Comprehensive Plan.  Lastly, by being a PDP development, this project complies 
with Strategy 1.04G(5) of the Comprehensive Plan, which requires adoption of a master plan to 
regulate drainage, landscaping, access management, multi-modal site circulation, and signage. 
 

This project is consistent with the Future Land Use Element of the Comprehensive Plan 
because it proposed commercial uses that vested by the previous rezonings, which include all C-1 
uses and limited C-2 uses.  The project is also consistent because it is located at a commercial node 

 
5 “After a comprehensive plan, or element or portion thereof, has been adopted in conformity with this act, all 
development undertaken by, and all actions taken in regard to development orders by, governmental agencies in regard 
to land covered by such plan or element shall be consistent with such plan or element as adopted.”  § 163.3194(1)(a), 
Fla. Stat. 
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adjacent to Commercial Way, an arterial road, where there is already a concentration of commercial 
development and the Subject Property is only 14.2 acres in size.  See Strategy 1.04G(2), 
Comprehensive Plan.  The project is using the PDP process to condition its development to control 
drainage, landscaping, access management, site circulation for pedestrians and vehicles, and 
signage. 

 
Strategy 1.10B(2) of the Comprehensive Plan provides that “[z]oning changes should be 

compatible6 with surrounding development and minimize impact to natural resources.  Impacts 
may be mitigated through design of building placement, buffers, noise reduction, setbacks, and 
other appropriate planning techniques or performance measures.”  This project will utilize 
buffering on the west side to screen the Subject Property from the residential uses across Richmond 
Street.  The additional parcel that is across Richmond Avenue will be used solely for drainage and 
stormwater retention, so it will essentially be a vacant buffer that is beneficial to the adjacent 
residential parcels.  The stormwater pond on this parcel will be connected through a piping system 
underneath Richmond Avenue.  All other development surrounding the Subject Property is 
commercial or already adjacent to commercial uses.  Moreover, this project has already been zoned 
for the exact commercial uses sought in this application; thus, this project is compatible with the 
surrounding area. 

 
Additionally, because this project proposes more than 65,000 square feet of gross floor 

area, the Residential Protection Standards in Appendix A, Article VIII, Section 6 of the Code apply.  
This project will comply with those requirements, including no speakers within 100 feet of any 
single family residential property line, no alcohol dispensation, convenience stores, or automotive 
truck repair establishments within 100 feet of any single family residential property line, no 
building above 20 feet in height within 100 feet of any single family residential property line, no 
loading bays or docks within 100 feet of any single family residential property line, and air 
conditioning units being oriented away from single family residential property. 
 

Fire protection for the area that is the subject of this application would be provided by 
Hernando County Fire and Emergency Services.  Objective 1.12A of the Comprehensive Plan 
provides that “new development pay a fair, equitable, and proportionate share of the costs required 
to provide adequate public facilities.”  For fire protection, the Hernando County Fire District must 
maintain or exceed an overall Insurance Service Office (“ISO”) rating of Class 2/2Y, and the 
development for the Subject Property does not adversely affect the current ISO rating for the 
County.  See Strategy 1.12A(1)a., Comprehensive Plan.  It is the applicant’s understanding that a 
new fire station is planned to be built at Atlanta Avenue and Commercial Way in the near future, 
but said construction still needs to submitted for the public bidding process.  An additional fire 

 
6 “Compatibility” means “a condition in which land uses or conditions can coexist in relative proximity to each other 
in a stable fashion over time such that no use or condition is unduly negatively impacted directly or indirectly by 
another use or condition.”  § 163.3164(9), Fla. Stat. 
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hydrant may be required for the Subject Property, and any requests by Hernando County Fire and 
Emergency Services required by the Comprehensive Plan will be accommodated by the applicant.  
Further, the applicant is amenable to accommodating engineering or design requests by Hernando 
County Fire and Emergency Services required by the Code.  

 
Police protection would be provided by the Hernando County Sheriff’s Office.  Strategy 

1.12A(1)b. of the Comprehensive Plan requires that law enforcement maintains a ratio of at least 
1.32 sworn officers per 1,000 permanent residents of the County.  The proposed development for 
the Subject Property does not adversely affect the current ratio of sworn officers to permanent 
residents of the County. 

 
Transportation Element of the Comprehensive Plan 
 
 The PDP process will ensure that any transportation impacts resulting from the proposed 
development on the Subject Property will be addressed to maintain safe and efficient traffic 
operating conditions in accordance with the Comprehensive Plan and Code, including a frontage 
road.  See Objective 5.01B, Comprehensive Plan.  A traffic analysis study is being prepared and 
will comply with Hernando County’s methodology.  The applicant agrees to construct any 
improvements identified by the traffic analysis. 
 
 The applicant intends to pave Richmond Avenue to just north of the eastern access for the 
Subject Property, with the remaining norther section of Richmond Avenue to be paved if the need 
is demonstrated by the County in the future.  Alternatively, the applicant proposes a true frontage 
road through the center of the Subject Property in lieu of continuing Richmond Avenue through to 
Boston Avenue. 
 
 The applicant recently added Hernando County Property Appraiser Key Number 79168 to 
this application, so there should be no issues of cross connectivity for the Subject Property to the 
north.  The applicant further agrees to align any cross connectivity for the Subject Property so that 
such access does not impede the existing access for the parcel to the north, Hernando County 
Property Appraiser Key Number 79042, and the existing alignment with Hexam Road to the south.  
The access connection to Hexam Road shall be right in, right out only and will work with the 
County Engineer to prevent left turn maneuvers on Hexam Road through site plan design.  The 
applicant further agrees to construct a sidewalk along Hexam Road the entire width of the Subject 
Property to connect to the existing sidewalk on Commercial Way. 
 
 Lastly, all access from the Subject Property to Commercial Way will be coordinated and 
authorized by FDOT. 
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Utilities Element of the Comprehensive Plan 
 
 The project is consistent with the Utilities Element of the Comprehensive Plan. 
 
 The design of the project using the PDP process will help regulate the drainage and 
stormwater at the Subject Property, and all requirements of the Southwest Florida Water 
Management District (“SWFWMD”). 
 

There is a 10” force main on north side of Hexam Road and east side of Commercial Way.  
There is also a 16” water main on south side of Hexam Road, which crosses Hexam right before 
the intersection with Commercial Way, then runs parallel to the force main on the east side of 
Commercial Way.  As a result, water and wastewater are available to the Subject Property.  This 
infrastructure can accommodate the project with no adverse effect to the level of service for the 
Hernando County Utilities Department.  At the time of development, the applicant will prepare a 
utility capacity analysis and properly connect to the central water and wastewater system of the 
County. 

 
The Hernando County Landfill is also currently operating at an acceptable level of service 

and this project will not adversely affect that level of service. 
 
Conservation Element of the Comprehensive Plan 
 
 The applicant will perform a wildlife study for the Subject Property to ensure that no 
threatened or endangered species are negatively impacted.  See Goal 10.01, Comprehensive Plan.  
Further no wetlands are on the site that will be impacted by development.  See Goal 10.03, 
Comprehensive Plan. 
 
Property Rights Element of the Comprehensive Plan 
 
 Because of the vested entitlements in the Subject Property, approval of this application for 
a revision to the existing master plan is consistent with the Property Rights Element of the 
Comprehensive Plan.  See generally Goal 12.02, Comprehensive Plan. 
 
Conclusion 
 

Because the application for a master revision for the Subject Property is consistent with 
the Comprehensive Plan, the applicant requests that the Hernando County Board of County 
Commissioners approve this application. 
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Meeting: 05/11/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17462
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Special Exception Use Permit Petition Submitted by A Technological Advantage, Inc., d/b/a 
ATA Career Education a/k/a ATA College On Behalf of Spring Hill Associates, LLLP, f/k/a 
Spring Hill Associates, LTD (SE2605)

TITLE

BRIEF OVERVIEW
Request: 
Special Exception Use Permit for an expansion of an existing Education Facility

General Location: 
North side of Spring Hill Drive, west and east of Kass Circle

Parcel Key Number: 
412084

Summary of Applicant’s Request: 
The petitioner is requesting a Special Exception Use Permit to expand an existing Educational 
Facility (vocational school). 

The school currently operates in an approximately 18,000 sq. ft. facility at 7351 Spring Hill Dr, 
Unit 11, Spring Hill, FL 34606, which includes Units 7351-11, 7353-55, 7357-61, and 7365. 
The facility currently offers healthcare training programs including medical assisting, dental 
assisting, practical nursing, and medical coding.

The proposed expansion includes adding Units 7379 and 7381 Spring Hill Drive within the 
same plaza, adding an additional approximate of 3,227 sq. ft. This space, previously occupied 
by Major Toys (retail use), will be converted into an electrical technology training program, 
including classrooms, office space, storage, a breakroom, and restrooms.

The addition of the 3,227 square feet to the existing facility will increase the total building area 
to approximately 21,227 square feet.

The petitioner is also requesting to extend operating hours from 8:00 AM-9:00 PM to 8:00 
AM-10:00 PM to accommodate additional class offerings.

STRATEGIC PLAN INITIATIVES
The request is consistent with Strategic Theme A, "Economic and Workforce Development".

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

LEGAL NOTE

Page 1
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P&Z Agenda Item (ID # 17462) Meeting of May 11, 2026

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission approve the petitioner ’s request 
for a Special Exception Use Permit for an Educational Facility with performance conditions.

Michelle Miller Approved 04/29/2026   3:44 PM
Victoria Via Approved 04/29/2026   3:48 PM
Natasha Lopez Perez Approved 05/01/2026   3:46 PM
Toni Brady Approved 05/05/2026   8:07 PM
Natasha Lopez Perez Approved 05/06/2026   8:23 AM
Victoria Via Approved 05/06/2026  11:48 AM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino

Birren, Noe and PinoAYES:
Holmes, Markford and McDonaldABSENT:

Page 2
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STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: May 11, 2026 

 
APPLICANT: ATA Career Education on behalf of Spring Hill Associates LTD 
 
FILE NUMBER:  SE-26-05 
 
REQUEST:  Special Exception Use Permit for an expansion of an existing Education 

Facility 
GENERAL 
LOCATION: North side of Spring Hill Drive, west and east of Kass Circle 
 
PARCEL KEY 
NUMBER(S):  412084 
 
APPLICANT’S REQUEST 
 
The petitioner is requesting a Special Exception Use Permit to expand an existing Educational 
Facility (vocational school).  
 
The school currently operates in an approximately 18,000 sq. ft. facility at 7351 Spring Hill Dr, 
Unit 11, Spring Hill, FL 34606, which includes Units 7351-11, 7353-55, 7357-61, and 7365. The 
facility currently offers healthcare training programs including medical assisting, dental assisting, 
practical nursing, and medical coding. 
 
The proposed expansion includes adding 7379 and 7381 Spring Hill Drive within the same plaza, 
totaling approximately 3,227 sq. ft. This space, previously occupied by Major Toys (retail use), 
will be converted into an electrical technology training program, including classrooms, office 
space, storage, a breakroom, and restrooms. 
 
The addition of the 3,227 square feet to the existing facility will increase the total building area 
to approximately 21,227 square feet. 
 
The petitioner is also requesting to extend operating hours from 8:00 AM–9:00 PM to 8:00 AM–
10:00 PM to accommodate additional class offerings. 
 
SITE CHARACTERISTICS 

 
Site Size 21,227-square-foot plaza situated on a 15.50-acre parcel. 
   
Surrounding 
Zoning; 
Land Uses 

 
North: 

 
PDP(GHC); Commercial Uses & Undeveloped 
 

 South: PDP(SF), (OP) & (MF); Single Family, Multifamily and 
Office Professional 

 East: PDP(GHC); Commercial Uses 
 West: PDP(GHC); Commercial Uses 
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Current Zoning:  Commercial  
  
Future Land Use  
Map Designation:  

 
Commercial 

  
 
FIRE  REVIEW 
 
Hernando County Fire Rescue (HCFR) advises that the petitioner must work closely with HCFR 
to ensure compliance with all applicable fire codes. This includes requirements for fire alarms, 
building size considerations, and ensuring that educational occupancy areas are protected 
throughout by an approved, supervised automatic sprinkler system in accordance with fire code 
requirements. 
 
UTILITIES REVIEW 
 
Hernando County Utilities Department (HCUD) currently supplies water and wastewater service 
to this parcel.  HCUD has no objection to the special exemption to allow an expansion of an 
existing educational facility to operate a vocational school. 
 
ENGINEERING REVIEW 
 
The subject site is located on Northeast corner of the intersection of Spring Hill Drive and Kass 
Circle. The Hernando County Engineer has reviewed the petitioner’s request and has no 
objections to the proposed Special Exception Use Permit. 
 
LAND USE REVIEW 
 
The petitioner has indicated that currently the shopping center has a total of 583 parking spaces 
plus 25 ADA compliant spaces, serving a total square footage of 116,609 square feet, or a parking 
ratio of 5.23:1,000 square feet. The existing site has adequate parking spaces for the proposed 
use. 
 
An Educational Facility is an allowable Special Exception Use in any zoning category provided 
the appropriate land use approvals are obtained. A Special Exception Use Permit shall be 
granted only for those buildings, uses, and accessory buildings specifically indicated by the 
Commission. 
 
A Special Exception Use Permit is an additional use which may be granted by the Planning & 
Zoning Commission in accordance with the LDRs. As part of the review, the Planning & Zoning 
Commission must determine that the tract of land is suitable for the type of special exception 
proposed by virtue of its location, shape, topography and nature of surrounding development. 
The Planning & Zoning Commission has the ability to assign reasonable conditions to the 
approval. 
 
A Special Exception Use Permit is a use which is appropriate in a zoning district if safeguards 
are imposed but which would impair the integrity and character of the district in which it is located, 
or in adjoining districts unless restrictions or conditions on location, size, extent and character of 
performance are imposed in addition to those imposed in the ordinance. 
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Setbacks:  
 
Minimum setbacks: 

• Front :  35’ 
• Sides:  20’  
• Rear: 35’  

 
 
COMPREHENSIVE PLAN REVIEW 
 
An Educational Facility is an allowable Special Exception Use in any zoning category, provided 
the appropriate land use approvals are obtained. A special exception use permit may only be 
granted for the specific buildings, uses, and accessory structures indicated by the Commission. 
It is an additional use that may be approved by the Planning & Zoning (P&Z) Commission in 
accordance with the Land Development Regulations (LDRs). 
 
As part of the review, the Planning & Zoning Commission must determine that the tract of land 
is suitable for the proposed special exception use based on its location, shape, topography, and 
the nature of surrounding development. The Planning & Zoning Commission also has the 
authority to assign reasonable conditions to the approval. 
 
A Special Exception Use Permit allows a use that is appropriate in a zoning district if safeguards 
are imposed, but which could otherwise impair the integrity or character of the district or adjacent 
districts unless restrictions or conditions on location, size, extent, and performance are applied. 
It is important to note that the special exception use permit is a land use determination only. All 
other applicable development regulations must be met if the permit is approved. 
 
 
FINDINGS OF FACT 
 
The proposed Special Exception Use Permit for an Educational Facility is appropriate based on 
the following conclusion: 
 

1. The request is compatible with the surrounding land uses and is not adverse to the public 
interest subject to compliance with all recommended performance conditions. 
 

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

 
3. The petitioner shall apply for remodeling permits and meet the minimum requirements of 

the Hernando County Building Department. 
 

4. The hours of operation are 8:00 AM to 10:00 PM. 
 

5. The Educational facility will be limited to 21,227 square feet. 
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E
1/6t2026

Hernando County Speciat Exception Use Permit - Apptication

RE: ATA Career Education (a vocationaI schoot) ptanned expansion to inctude 7379 and
7381 Spring Hitt Drive, Spring Hitt, FL 34606.

ATA Career Education is requesting a Speciat Exemption Use Permit for the expansion of an

existing Educationat Facitity to operate a vocationaI schoot. ln the current 18,000 square
feet facitity at 7351Spring Hitt Dr, Unit 11, Spring Hitt, FL 34606, (which encompasses 7351-
11, 7353-55, 7357-61 and 7365), the schooI offers healthcare training in medicaI assisting,
dentaI assisting, practicat nursing and medicaI coding. With the addition ot 7379 and7381
Spring Hitt Drive (in the same ptaza), the school ptans to utilize the 3227 sq feet of space to
offer an etectricaI technotogy program which inctudes 4 classrooms, office space, storage
space, breakroom and 3 restrooms. This space was previousty occupied by Major Toys, a

retait outtet. Upon approval, the existing 3227 square feet wi[[ undergo minor modifications
so it can be used as an Educationat Facitity. The totat specific use ctassif ication of the
entire proposed project is as fottows and is approximate:

Ctassroom, Training Labs 1800 sq ft

Breakroom and common areas 1 189 sq ft

Restrooms 128 sq ft

Office 56 sq ft

Storage 54 sq ft

Total 3227 sqft

With the addition ot 3227 square teet to our existing 1B,OOO square feet, ATA Career
Education wi[[ have a total of 21,227 squarefeet.

Hours of Operatlon

The school ptans to offer day and night ctasses, thus the hours of operation woutd be g:oo

am through 10 pm.
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r
Occupa]lcy

Within this space, ATA Career Education ptans to operate 4 classrooms for vocational
training. Ctasses cou[d run simuttaneousty and coutd have anywhere from 2 to 15 students
and 1 instructor per ctass. Thus, at a minimu m the school coutd have 1 2 occu pa nts; a nd at
a maximum coutd have 64 occupants. On ave rage, the schoot projects a bout 10 students
and 1 instructor per ctass, which would be 44 occupants.

Parking

ATA Career Education is in the "Spring Hitt Ptaza" that consists of muttipte businesses
inctuding a gym, restaurants, Save A Lot grocery store, Famity Dottar and Great Rooms
(furniture and appliances store). From our previous P&Z Exception Resutts (June 13, 201 1),

the Land Use Review indicated that, "the shopping center has a totat of 583 parking spaces
ptus 25 ADA comptiant spaces, serving a totaI square footage of 1 16,609 square feet, or a
parking ratio of 5,23:1,000 square feet."

Zoning

To convert the space to an Educational Facitity, ATA Career Education is prepared to meet
atl requirements as specified by the Hernando County P[anning and Zoning Division to
include:

Utitities

Fire Department

Buitding Department

Engineering & Transportation

Land Use

UrLI,
Don Webb, Campus Director

ATA Career Education

352-684-3007, x-2122 ot dwebb@ata.edu
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att,

ata

To:

CAREER EDUCATION

Hernando County Ptanning and Zoning Commission

From Don Webb, Campus Director

ATA Career Education

7351 Spring Hitt Drive, Unit 11

Spring Hil,t, FL 34606

Subject SpeciaL Exception Use Permit Appl.ication

Property Address: 7379 and 7381 Spring Hitl, Drive, Spring Hitl., FL 34606

l^ 7- 202 6 113



SPRING Hrtl ASSOCIATIS, ILLP
21 I 70 N.E. 22nd Court
Miami, Florida 33180

Re: AUTHORIZATION OF MANACINC AGENT tOR BUltDlNc APPLICATIONS,
PERMTTS, AND UTil-tTY SERVTCES

January 5,2026

TO WHOM IT MAY CONCERN:

This letter serves as formal authorization by the undersigned, the Owner of the proper[
known as:

Shopping Center Name: Spring Hill Plaza

Property Address: 7325 -7429 Spring Hill Drive, Spring Hill, Florida 3rS6
Parcel lD or Tax Lot Number (if applicable): Parcel #: R32 323 t7 5030

0040 0000

to authorize and empower:

lndividual Authorized: Jill Strumpt president of Bruce Strumpf, lnc.

Address of Agent 2120 Drew Street, Clearwater, FL 33765

Phone / Emafi 7 27 -449 -2 020 / j i I I strumpf @ b rucestru mpf .com

to act on behalf of the Owner for the following purposes:

1. Preparing, submitting, and signing applications for building permits and other
construction-related documents, including, but not limitedto:

o Building permitVSign permits/Notice of Commencements
o Electrical, plumbing, mechanical permits
o Zoningand code compliance applications
o Certificates of Occupancy or Completion
o Conditional Use Permit or Special Exemption permit petition
o Liquor License permits
o Florida Lottery permits

2 Communicating with all relevant municipal, city, or state agencies, including
Building Departments, Planning Boards, and other regulatoiy bodies.
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3 Applying for, managing and maintaining utility services on behalf of the Own{il
including:

Page 2

o Water, sewer, gas, and electric services
o lnternet and telecommunications service
o Setting up new service accounts or making changes to existing services

4. Signing documents and taking all necessary actions related to construction,
renovation, maintenance, or operation ofthe shopping center, as required by law {rr
regulation.

This authorization shall remain in full force and effect unless and until revoked in writru
by Owner.

OWNER:
Spri Hill Assoc iates, LLLP

Lawrence N. Rosen, Ceneral Partner

STATE OF FLORIDA

CO U NTy OF trtfAtvrH*Or P,irc-tto-5

The foregoing instrument was acknowledged before me by means of F phystsul
presence or E online notarization, this 5fi day of January 2026, by Liwrence l[1.
Rosen, ceneral Partner of spring Hill Associates, LLLB a Florida limited liabiH[y
limited partnership, on behalf of the partnership.

Personally xnown f OR produced ldentification tr

(5 ign atu re of Notary Pub lic)
My Comm ission expires: !_/a! 4

Aff ix Notary S EAL

KARENADRIANCE

MYCOMMISSION# HH33401
EXPIRES; January 24, 2027

I

online Notary: D (check Box if acknowledgment done by onrine Notarizatioll

NOTARY ACKNOWLEDGMENT

Type of ldentification produced:
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Meeting: 05/11/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17463
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Special Exception Use Permit Petition Submitted by Old Florida Forever, LLC (SE2606)
TITLE

BRIEF OVERVIEW
Request: 
Modification of Special Exception Use Permit for a Place of Public Assembly; namely, a venue 
for Special Events

General Location: 
South side of Lake Lindsay Road, approximately 3000ˈ east of Ponce de Leon Boulevard

Parcel Key Number: 
334427

Summary of Applicant’s Request: 
On August 11, 2025, the Planning and Zoning Commission approved the petitioner’s request 
for a Special Exception Use Permit for a Place of Public Assembly; namely, a venue for 
Special Events with the following conditions of approval: 

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. Up to twelve (12) recreational vehicles (RV's) shall be allowed to park on site solely for 
the multiple-day events, arriving after 12:00 P.M. the day prior to the event and leaving 
prior to 12:00 P.M. the day after the event ends. Recreational vehicle (RV) hookups 
shall be allowed for vendors to utilize during events.

3. No increase in impervious area and no fill within the floodplain shall occur without 
permitting and any required mitigation/compensation.

4. Full cut-off fixtures shall be used so that all light is retained on-site and spillage onto 
neighboring residential uses is avoided.

5. Up to twenty-six (26) one day events may be held per calendar year from dawn to l0:00 
PM. The events shall occur every other week.

6. Multiple day events shall be limited to ten (10) per year and shall not exceed three (3) 
days in length.

7. Recreational vehicles (RVs) shall be located no closer than one hundred (100) feet 
from any wetland on the property.

8. The petitioner shall provide a revised plan in compliance with all of the performance 
conditions within thirty (30) calendar days of the Planning and Zoning Commission 
(P&Z) approval. Failure to submit the revised plan will result in no further development 
permits being issued.

9. All events shall have an ending time no later than 10:00 PM
10.The Hernando County Sheriff s Office or Florida Highway Patrol shall be utilized for 

Page 1
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P&Z Agenda Item (ID # 17463) Meeting of May 11, 2026

traffic control during all multi-day events.

The petitioner is requesting the following additions to the previously approved Special Use 
Permit

1. Three (3) Day Events per week, equaling one hundred fifty-six (156) events per year. 

STRATEGIC PLAN INITIATIVES
The request is consistent with Strategic Theme A, "Economic and Workforce Development".

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission deny the petitioner’s request for 
a modification of Special Exception Use Permit to increase special events on up to three (3) 
day events per week, equaling one hundred fifty-six (156) events per year.

Michelle Miller Approved 04/29/2026   3:48 PM
Victoria Via Approved 04/29/2026   3:49 PM
Natasha Lopez Perez Approved 05/01/2026   3:34 PM
Toni Brady Approved 05/05/2026   8:00 PM
Natasha Lopez Perez Approved 05/06/2026   8:30 AM
Victoria Via Approved 05/06/2026  11:54 AM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino

Birren, Noe and PinoAYES:
Holmes, Markford and McDonaldABSENT:

Page 2
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 STAFF REPORT 
  
 
HEARINGS: Planning & Zoning Commission: April 13, 2026 
 
APPLICANT: Old Florida Forever, LLC, Joseph Conrad 
 
FILE NUMBER:  SE-26-06 
 
PURPOSE: Special Exception Use Permit for an Place of Public Assembly; 

namely, a venue for Special Events 

GENERAL   
LOCATION: South side of Lake Lindsay Road, approximately 3000ˈ east of Ponce de 

Leon Boulevard 
PARCEL KEY 
NUMBER: 334427 
 
 
APPLICANT’S REQUEST: 
 
On August 11, 2025, the Planning and Zoning Commission approved the petitioner’s request 
for a Special Exception Use Permit for a Place of Public Assembly; namely, a venue for 
Special Events with the following conditions of approval:  

 
1. Up to twelve (12) recreational vehicles (RV’s) shall be allowed to park on site solely for 

the multiple-day events, arriving after 12:00 P.M. the day prior to the event and leaving 
prior to 12:00 P.M. the day after the event ends. Recreational vehicle (RV) hookups shall 
be allowed for vendors to utilize during events. 

2. Up to twenty-six (26) one day events may be held per calendar year from dawn to 10:00 
PM. The events shall occur every other week. 

3. Multiple day events shall be limited to ten (10) per year and shall not exceed three (3) 
days in length. 

4. No increase in impervious area and no fill within the floodplain shall occur without 
permitting and any required mitigation/compensation. 

5. Recreational vehicles (RVs) shall be located no closer than one hundred (100) feet from 
any wetland on the property. 

6. All events shall have an ending time no later than 10:00 PM 
7. The Hernando County Sheriff’s Office or Florida Highway Patrol shall be utilized for traffic 

control during all multi-day events. 

The petitioner is requesting the following additions to the previously approved Special Use Permit 
 

1. Three (3) Day events per week, equaling 156 events per year.  
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SITE CHARACTERISTICS:  
 
Site Size 

23 acres 

   
Surrounding Zoning; 
Land Uses 

 
North: 

 
Combined Planned Development Project 

 South: Agricultural; Commercial; Light Industrial 
 East: Planned Development Project; Agricultural 
 West: Agricultural; Single-Family Residential 

 
  
Current Zoning:  AG/Agricultural 

 
  
Future Land Use  
Map Designation:  

Rural/Conservation 
 

  
 

UTILITIES REVIEW: 
 
Hernando County Utilities Department (HCUD) HCUD currently supplies water and wastewater 
service to this parcel. HCUD has no objection to the Special Exemption.  
 
ENGINEERING REVIEW: 
 
The subject site is located on the South side of Lake Lindsay Road, approximately 3000ˈ east of 
Ponce de Leon Boulevard. The County Engineer has reviewed the petitioner’s request and has 
comments on the special exception request: 
 

• The petitioner must provide a site plan that shows where additional secondary access will 
be, including showing spacing that ensures no stacking on county roadway. 

FIRE DEPARTMENT REVIEW: 
 
The applicant shall work with Hernando County Fire Rescue (HCFR)  to ensure that all the fire 
codes are met for the proposed remodeling. As such, they are required to meet all fire safety 
codes prior to their receiving their Certificate of Occupancy. 
 
LAND USE REVIEW: 
Places of Public Assembly are included as special exceptions in all approved zoning districts, 
Appendix A, Article V, Section 8, subsection C(1)(f) of the Hernando County Code of Ordinances. 

 
Setbacks for property zoned AG/Agricultural are: 

• Front: 75’ 

• Side:   35’ 

• Rear:  50’ 
 

A Special Exception Use Permit is an additional use which may be granted by the Planning and 
Zoning Commission (P&Z) in accordance with the Land Development Regulations (LDR). As part 
of the review, the Planning and Zoning Commission (P&Z) must determine that the tract of land 
is suitable for the type of special exception use proposed by virtue of its location, shape, 
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topography, and nature of surrounding development. The Planning and Zoning Commission 
(P&Z) has the ability to assign reasonable conditions to the approval. 

 
The Special Exception Use Permit is a land use determination only. All applicable development 
rules would have to be met if the permit is approved. Furthermore, special exception use permits 
shall be in compliance with the minimum Special Exception Use General Standards, Appendix A, 
Article V, Section 8(B) of the Hernando County Code. 
 
If the Special Exception Use is not established within a period of not more than two (2) years from 
the approval date, then the Special Exception use permit shall be null and void. 
 
Comments:  Staff have reviewed the petitioner’s request to increase the number of events per 

year to three individual days weekly.  Staff found that these requests are 
unreasonable and will adversely affect the surrounding community. 
 
The following Special Exceptions for Places of Public Assembly; namely, venues 
for Special Events have been approved over the past 4 years. The maximum 
number of events that have been approved through this Special Exception permit 
was 52. On average, the Planning and Zoning Commission approves 12-24 events 
per year through the Special Exception process.   

 
 
 

 
 
 
 
 
 
COMPREHENSIVE PLAN REVIEW: 
 

The subject property is located within the Rural land use classification on the adopted 
Future Land Use Map and is characterized by agricultural lots. 
 
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. 

 
Agricultural Lands Retention Strategies  
Objective 1.04E: Agricultural pursuits are recognized as an important part of the 

economy and culture of Hernando County. The retention of 
agriculture will be pursued through multiple strategies in order to 
support traditional agriculture and changes in agricultural trends. 

 

Property Owner Number of Events 
Approved 

Overnight Stays 
Allowed 

Steven Berry  15 No Overnight stays  
Nathan Randall 24 No Overnight stays 

Donald Whitehead  52 (6 Concerts) No Overnight stays  
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Strategy 1.04E(3):  The review of development proposals in rural lands may include 
identification of productive farmland and agricultural operations in 
close proximity to the proposed development to ensure the 
compatibility of the proposed development with existing and 
potential agricultural operations and to minimize potential land use 
conflicts. 

 
Comments: The subject site is in a rural area characterized by large agricultural 

tracts and is located adjacent to Cortez Boulevard. The proposed 
number of events of (156) is not compatible with the surrounding 
area subject to appropriate performance conditions. 

 
FINDINGS OF FACT:  
The request is to amend the Special Exception Permit to increase the number of approved events 
to up to three days per weekly:  
 

1. The proposed use is excessive, and inconsistent with the County’s Comprehensive Plan, 
and not compatible with the surrounding area.  

2. The requested use would negatively impact the public interest. 
 
NOTICE OF APPLICANT RESPONSIBILITY: 
 
The special exception process is a land use determination and does not constitute a permit for 
either construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 
 
The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 
 
STAFF RECOMMENDATIONS: 
 
It is recommended that the Planning and Zoning Commission deny  the petitioner’s request to 
revise the Special Exception Use Permit to increase special events on up to three individual days 
per week. 
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The Farm - Proposal
Part A

The Farm is a popular music venue for amateur &
accomplished musicialrs. Two outdoor stages and 1 interior
stage (The "Original" Peacock Stage) are available for
performers.

We would Iike to expand our community activities to help cover
costs for maintenance & insurance. We are considering
Weddings, Music Lessons, Workshops, Arts & Grafts Events,
Markets and Special Guest Performers.

The following was approved on 11 AUG 2025:

5 RV Hookups for 1 primary food vendor + non-residential

staff members

Ten, 3-day events annually. Dawn to 1Opm

3 Day overnight parking for out of town guests pertinent to
proposal

We would like to expand our permit to include the following:

3 individual days weekly-Dawn to 1Opm to host
community events.
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The Farm - Proposal
Part B

The Farm Structures Consist Of:

1 Doublewide lVlobile Home

Barn:

Storage

Outdoor Main Stage

lndoor Stage

2 20 x 20 Commercial Canopies

2- Room Bunkhouse

1 Divided Bathhouse ( by gender) with Utility
Room

1 Cook House w/Stove and Refrigerator 1

tVletal Shipping Container for Storage 1

lsolated Outdoor Stage
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The Farm - Proposal
Part C

Access:

ltlain Entrance/Exit will accommodate 4-5 vehicles
along the gate corridor.

A second entrance will be designated during 3-day
events with unlimited area for admission process,

avoiding backup onto County Road.

Parking

23 acres parking with designated areas for

Performers, Guests, RV's, 6-8 Vendors, etc.

No street parking permitted

Handicapped Parking in place

129



The Farm - Proposal
Part D

Hours:

3-Day Events: Dawn to 1Opm

1-Day Events: Dawn to 1Opm

Non Music Activities -indeterminate

Employees:

4 Resident Employees

Variable Number of Volunteer Participants

130



The Farm - Proposal
Amendments

Amendments:

Portable Facilities will be on site

Safety, experienced Security Staff, Maintenance Staff,

and Emergency First Aid Staff on site 24 hours Mosquito

Control will be addressed by Hernando County Services

Drinking water will be provided

4 Fire Extinguishers in place

Ground Fires not permitted

Alcoholic Beverages are not permitted in any form, without
prior approval and/or insurance
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DEPARTMENT OF PTANNING AND ZONING
PLANNING DIVISION

Fl

1653 ELAISE DRIVE

P 3 52 .754.4057
BROOKSVILLE, FLORIDA

F 352.754.4420 UU

34501

www. HernandoCounty.usoRt

HERNANDO COUNTY PLANNING DEPARTMENT
SPECIAL EXCEPTION USE PERMIT

Date of Approval by Planning and Zoning Commission: August 11,2025

File Number: SE-25-06

Old Florida Forever. LLC. Joseph Conrad is hereby granted Special Exception Use as permitted by
Hernando County Code of Ordinances, Appendix A, Zoning, Land Use Regulations, to utilize the
properry described in Section II below. The use of the property is restricted to the uses authorized by the
underlying zoning, and to those shown in Section III below.

I. SUBJECT PARCEL KEY #: 334427

II. SPECIAL EXCEPTION USE:

Special Exception Permit for a Place of Public Assembly; namely, a venue for Special Events
contingent upon the following performance conditions:

l. 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. Up to twelve (12) recreational vehicles (RV's) shall be allowed to park on site solely for the
multiple-day events, arriving after 12:00 P.M. the day prior to the event and leaving prior to 12:00
P.M. the day after the event ends. Recreational vehicle (RV) hookups shall be allowed for vendors
to utilize during events.

3. No increase in impervious area and no fill within the floodplain shall occur without permitting and
any required mitigation/compensation.

4. Full cut-off fixtures shall be used so that all light is retained on-site and spillage onto neighboring
residential uses is avoided.

5. Up to twenty-six (26) one day events may be held per calendar year from dawn to l0:00 PM. The
events shall occur every other week.

6. Multiple day events shall be limited to ten (10) per year and shall not exceed three (3) days in
length.

7. Recreational vehicles (RVs) shall be located no closer than one hundred (100) feet from any
wetland on the property.

8. The petitioner shall provide a revised plan in compliance with all of the performance conditions
within thirty (30) calendar days of the Planning and Zoning Commission (P&Z) approval. Failure
to submit the revised plan will result in no further development permits being issued.

9. All events shall have an ending time no later than l0:00 PM

133



10. The Hernando County Sheriff s Office or Florida Highway Patrol shall be utilized for traffic control
during all multi-day events.

Kay Manager
Hernando County Planning Department

STATE OF FLORIDA
COANTYOF HERNANDO

on this rc 12 auy or AU6 U e t , 202$ beforeme personally appeared Kay Griffith, and whose name is subscribed

to the within instrument, *-l ,h-_-. u"kno*ledged that she executed it.

WITNESS my 
)ryd1and 

o{cidseal.

wutqpt
NOTARY PUBLIC, STATE OF FLORIDA

./ Personally known to me : ../ DID NOT take an oath

DAI{IELLE L. NIGRO

MY COMMISSION # HH 509893

EXPIRES: APtil 5' 2028
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STAFF REPORT 
  
 
HEARINGS: Planning & Zoning Commission: August 11, 2025 
 
APPLICANT: Old Florida Forever, LLC, Joseph Conrad  
 
FILE NUMBER: SE-25-06 
 
REQUEST: Special Exception Permit for a Place of Public Assembly; namely, a venue 

for Special Events  
 
GENERAL 
LOCATION: South side of Lake Lindsay Road, approximately 3000ˈ east of Ponce de 

Leon Boulevard  
 
PARCEL KEY 
NUMBER: 334427 
  
 
APPLICANT’S REQUEST: 
On September 18, 2018, the Planning and Zoning Commission converted the petitioner’s request 
for a Special Exception to a Conditional Use permit. On December 14, 2020, the Planning and 
Zoning Commission converted the petitioner’s request for a Conditional Use permit to a Special 
Exception Use permit on the subject property to allow the petitioner to hold special events on the 
site.  

 
The petitioner is requesting the following additions to the previously approved Special Use Permit 

 
1. An increase from five (5) to ten (10) multiple-day events annually.  
2. Three (3) Day events per week (Primarily in Summer months) 
3. Three (3) Day overnight parking for out-of-town guests. 
4. Allowance for recreational vehicles (RV) electric and water hookups for vendors  

 
SITE CHARACTERISTICS: 

Site Size:  23 acres 
 
Surrounding Zoning; 
Land Uses: North:  Combined Planned Development Project 

South: Agricultural; Commercial; Light Industrial  
East: Planned Development Project; Agricultural  
West: Agricultural; Single-Family Residential  

 
Current Zoning:  AG/Agricultural 
 
Future Land Use 
Map Designation:  Rural/Conservation 
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UTILITIES REVIEW: 
Hernando County Utilities Department (HCUD) does not currently supply water or wastewater 
service to this parcel. Water and wastewater service are not available to this parcel. HCUD has 
no objection to the requested special exemption to allow community activities take place on the 
parcel (weddings, music events, etc.), subject to Health Department approval of any upgrades 
that may be required for the existing onsite sewage treatment and disposal system. 
 
ENGINEERING REVIEW: 
The County Engineer has reviewed the petitioner’s request and has no comments. 
 
LAND USE REVIEW: 
Places of Public Assembly are included as special exceptions in all approved zoning districts, 
Appendix A, Article V, Section 8, subsection C(1)(f) of the Hernando County Code of Ordinances.   

 
Setbacks for property zoned AG/Agricultural are: 

• Front: 25’ 
• Side: 10’ 
• Rear: 20’ 

 
A special exception use permit is an additional use which may be granted by the Planning and 
Zoning Commission (P&Z) in accordance with the Land Development Regulations (LDR).  As part 
of the review, the Planning and Zoning Commission (P&Z) must determine that the tract of land 
is suitable for the type of special exception use proposed by virtue of its location, shape, 
topography, and nature of surrounding development.  The Planning and Zoning Commission 
(P&Z) has the ability to assign reasonable conditions to the approval. 

 
The special exception use permit is a land use determination only.  All applicable development 
rules would have to be met if the permit is approved. Furthermore, special exception use permits 
shall be in compliance with the minimum Special Exception Use General Standards, Appendix A, 
Article V, Section 8(B) of the Hernando County Code. 

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

Comments:  Staff have reviewed the petitioner’s request to increase the number of 
events per year to ten (10), to allow overnight guest parking for multi-day 
events, and to allow the installation of electric and water hookups for 
recreational vehicles (RVs) on the site. Staff found that these requests are 
reasonable and will not adversely affect the surrounding community.  
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FINDINGS OF FACT: 
The request to add to the Special Exception Permit namely, a venue for Special Events. The 
requested use is a permitted special exception use.  

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

compatible with the surrounding area. 
 

2. The requested use does not adversely affect public interest. 
 

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

 
The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowners 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 
 
STAFF RECOMMENDATIONS: 
It is recommended that the Planning and Zoning commission (P&Z) approve the petitioner’s 
request for a Special Exception Use Permit for a Place of Public Assembly; namely, a venue for 
Special Events 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. Up to twelve (12) recreational vehicles (RV’s) shall be allowed to park on site solely for 

the multiple-day events, arriving after 12:00 P.M. the day prior to the event and leaving 
prior to 12:00 P.M. the day after the event ends. Recreational vehicle (RV) hookups shall 
be allowed for vendors to utilize during events. 

 
3. No increase in impervious area and no fill within the floodplain shall occur without 

permitting and any required mitigation/compensation. 
 

4. Full cut-off fixtures shall be used so that all light is retained on-site and spillage onto 
neighboring residential uses is avoided.    

 
5. Up to twenty-six (26) one day events may be held per calendar year from dawn to 10:00 

PM. The events shall occur every other week. 
 

6. Multiple day events shall be limited to ten (10) per year and shall not exceed three (3) 
days in length.   
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7. Recreational vehicles (RVs) shall be located no closer than one hundred (100) feet from 
any wetland on the property. 

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

conditions within thirty (30) calendar days of the Planning and Zoning Commission (P&Z) 
approval. Failure to submit the revised plan will result in no further development permits 
being issued. 

 
9. All events shall have an ending time no later than 10:00 PM 

 
10. The Hernando County Sheriff’s Office or Florida Highway Patrol shall be utilized for traffic 

control during all multi-day events. 
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Meeting: 05/11/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17455
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Rezoning Petition Submitted by Williams Realty and Investments Inc. (H2603)
TITLE

BRIEF OVERVIEW
Rezoning Request: 
Rezoning from AG (Agricultural) to PDP(GC)/ Planned Development Project (General 
Commercial) with specific C-4 uses.

General Location: 
North side of Power Line Road approximately 7003 feet from Lockhart Road

Parcel Key Number: 
396770

Summary of Applicant’s Request: 
The Petitioner is requesting a rezoning from AG (Agricultural) to PDP(GC) Planned 
Development Project (General Commercial) with specific C-4 uses to allow for the 
development of a concrete batch plant. The proposed facility will operate Monday through 
Saturday from 7:00 a.m. to 6:00 p.m. and it is expected to employ approximately 30 to 50 
people. All improvements, including operational areas and parking, are proposed within the 
interior of the northwest portion of the subject property, on approximately five (5) acres.

STRATEGIC PLAN INITIATIVES
The request is consistent with Strategic Theme A, "Economic and Workforce Development".

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a Resolution approving the petitioner’s request to rezone from 
AG (Agricultural) to PDP GC (General Commercial) with specific C-4 uses with performance 
conditions.

Page 1
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P&Z Agenda Item (ID # 17455) Meeting of May 11, 2026

Michelle Miller Approved 04/29/2026   2:17 PM
Victoria Via Approved 04/29/2026   2:43 PM
Natasha Lopez Perez Approved 05/01/2026  12:38 PM
Toni Brady Approved 05/05/2026   8:03 PM
Victoria Via Approved 05/06/2026   1:42 PM

REVIEW PROCESS

Birren, Noe and PinoAYES:
Holmes, Markford and McDonaldABSENT:

Page 2
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STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: May 11, 2026 

Board of County Commissioners: July 7, 2026 
 
APPLICANT: Williams Realty and Investments Inc. 
 
FILE NUMBER:  H-26-03 
 
REQUEST:  Rezoning from AG (Agricultural) to PDP(GC)/ Planned Development 

Project (General Commercial) with specific C-4 uses. 
GENERAL 
LOCATION: North side of Power Line Road approximately 7003 feet from Lockhart 

Road 
PARCEL KEY 
NUMBER(S): 396770 
 
 
APPLICANT’S REQUEST 

The Petitioner is requesting a rezoning from AG (Agricultural) to PDP(GC) Planned Development 
Project (General Commercial) with specific C-4 uses to allow for the development of a concrete 
batch plant. The proposed facility will operate Monday through Saturday from 7:00 a.m. to 6:00 
p.m. and it is expected to employ approximately 30 to 50 people. All improvements, including 
operational areas and parking, are proposed within the interior of the northwest portion of the 
subject property, on approximately five (5) acres. 

Although the subject property is adjacent to residentially zoned land to the east, the proposed 
improvements are located approximately 1,100 feet from the nearest PDP(SF) (Planned 
Development Project – Single Family) zoned property, providing substantial separation from 
existing residential uses. 

SITE CHARACTERISTICS 
 

Site Size: 38.4 acres (Petitioner plans on using 5 acres for concrete plant) 
  

Surrounding Zoning; 
Land Uses: North: AG (Agricultural)  

                                         South: Pasco County 
 East:   PDP(SF)/ Planned Development Project (Single Family) 
 West:  AG (Agricultural) 
 
Current Zoning: PDP(SF) Planned Development Project (Single Family) 
 
Future Land Use  
Map Designation: I-75/ SR 50 PDD 
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ENVIRONMENTAL REVIEW 
 
The petitioner shall be required to comply with all applicable Southwest Florida Water 
Management District, Florida Fish and Wildlife Conservation Commission, and Florida 
Department of Environmental Protection permitting requirements. 
 
UTILITIES REVIEW 
 
Hernando County Utilities Department (HCUD) does not currently provide water or wastewater 
to this parcel. Water and Wastewater are not available to this parcel. HCUD has no objection to 
the zoning change from AG to PDP to allow a concrete batch plant on the parcel. 
 
ENGINEERING REVIEW 
 
The subject site is on Northside of Powerline Road approximately 7,003 feet from Lockhart Road.  
The County Engineer has reviewed the petitioner’s request and provided the following 
comments:  
 

• The petitioner may be required to submit a traffic analysis. This is based on the overall 
trip generation of the project, which shall be determined at site development permitting.  

 
LAND USE REVIEW 
 
The petitioner is proposing a concrete batch plant; this use is consistent with the I-75/SR 50 
Planned Development District (PDD) designation on the Future Land Use Map (FLUM). This 
district is specifically intended to facilitate high-intensity economic development at a critical 
transportation node. The project aligns with Future Land Use Goal 1.07, which encourages a mix 
of industrial and commercial uses that capitalize on the proximity to the interstate. 
 

Setbacks:  
 
The petitioner has proposed the following setbacks for the location of the concrete batch 
plant and associated improvements.  

 
• North:  100’ 
• South:  900’ 
• East:  1083.7’                 
• West:   100’    

 
Comments:  While the eastern setback is significantly larger than minimum 

requirements, it is appropriate based on the proximity of this use to the 
adjacent PDP(SF) zoned property. The large setback provides for an 
appropriate transition between uses and preservation of the existing 
single-family residential neighborhood. 
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Buffers:  
 

The petitioner has proposed the following perimeter buffers:  
• North: 20’ 
• South: 20’ 
• East:   20’ 
• West: 20’ 
 
A buffer shall be required between a Planned Development Project land use which is 
multifamily or non-residential and a land use, external to the PDP, which is residential, 
agricultural-residential or agricultural. 
 
The buffer shall consist of a minimum five-foot landscaped separation distance. The 
multifamily or nonresidential use located on such lot shall be permanently screened from 
the adjoining and contiguous properties by a wall, fence, and/or approved enclosures. Such 
screening shall have a minimum height of five (5) feet and a maximum height of eight (8) 
feet, or an evergreen hedge with a minimum height of five (5) feet at the time of planting. 

 
Natural Vegetation: 
 
Projects greater than twenty (20) acres shall designate an area of at least seven percent 
(7%) of the total project area as preserved natural vegetation and no construction activity 
can occur in this area.  Preserved natural vegetation areas must be a minimum of twenty 
thousand (20,000) square feet.  If approved, the petitioner must provide a minimum of seven 
percent (7%) natural vegetation.  Preserved natural vegetation and/or planted native 
vegetation may be used to meet all or part of the requirement for open space if it is a 
minimum of fifteen (15) feet in width. 
 

Comments: The petitioner will need to set aside 2.688 acres for 7% natural 
vegetation. 

 
Lighting:  
 
County Land Development Regulations require lighting that enhances the visual impact of 
the project on the community and specifically address lighting intensity levels and glare 
accordingly. Commercial buildings and projects shall be designed to provide safe, 
convenient and efficient lighting for pedestrians and vehicles. 
 

Comments:  The petitioner has not indicated any provisions for lighting of the 
subject property. If approved, the petitioner should be required to 
provide full cutoff fixtures and retain all light on-site and prevent any 
light spillage. 

 
       Parking:  

 
County Land Development Regulations require a minimum of Three and a half (3.5) parking 
spaces per One Thousand (1,000) square feet of gross-floor area. The total parking shall 
be calculated at the time of site development permitting.  
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 Landscape: 
 

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

 
COMPREHENSIVE PLAN REVIEW 
 
     I-75/SR-50 Planned Development District  
 

Objective 1.05A:      The I-75/SR-50 Planned Development District (I-75/SR-50 PDD) is 
hereby established for the purpose of implementing planning tools 
to maximize the potential economic value of the I-75 corridor 
through coordination of multiple land uses, roadway network 
configuration, new and upgraded public infrastructure and 
consistency of design. The PDD shall extend between the 
County’s existing SR-50/I-75 interchange and where Lockhart 
Road crosses I-75 and from Lockhart Road to the Withlacoochee 
State Trail.  

 
Strategy 1.05A(1):  The I-75/SR-50 Planned Development District mapped area is 

characterized by a significant potential for future development of 
multiple land use types. The I-75/SR-50 PDD shall seek to create, 
to the maximum extent practical, a largely self-contained internally 
functional concentration of commercial, industrial, and mixed 
residential land uses supported by public infrastructure. The 
County intends to encourage and functionally integrate these land 
uses mainly through advance planning and programming of 
infrastructure that facilitates orderly development patterns. 

 
Strategy 1.05A(2):  Developments within the I-75/SR-50 PDD shall include a master 

plan utilizing the Planned Development Project (PDP) process for 
review. The County shall consider the following guidelines and 
criteria in the review of a PDP and associated master plan: 
a. Standards for a multi-modal transportation network 

encompassing access, circulation and connection among and 
between public and private properties; 

b. Planning for infrastructure needs to accommodate wastewater, 
potable water, fire and emergency medical service, recreation 
and schools; 

c. Concentration of commercial uses, mixed uses and town-
center type development along and/or easily accessed from 
SR-50, including park and ride opportunities for future inter-
county transit; 

d. Opportunities that include primary industrial uses compatible 
with the placement of commercial or town center areas in order 
to enhance employment opportunities; 

e. Attractive, convenient and safe multi-modal connections to 
schools, parks and other identified community focal points; 

f. Attractive, convenient and safe bike and pedestrian connection 
to the Withlacoochee State Trail; 
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g. Standards to create a “sense of place.” 
 

Strategy 1.05A(3):  Plans for development approval shall include a frontage road 
network, alternative access, and easements in accordance with 
long-range transportation plans of the Hernando/Citrus 
Metropolitan Planning Organization, and other planning 
studies/transportation criteria for the I-75/SR-50 PDD. 

 
Strategy 1.05A(4):    The County shall coordinate with the plans of the Florida 

Department of Transportation for SR 50 and I-75 in order to ensure 
that the transportation network is closely coordinated with land 
uses in the PDD. 

 
Strategy 1.05A(5):  The County shall utilize the I-75/SR-50 Area Plan document dated 

September 4, 2007, and the I-75/SR-50 Area Circulation Plan 
Study dated April 2013, both hereby incorporated by reference, as 
a guide for the consistency of proposals for development, and the 
overall infrastructure needs and plans in the PDD. 

 
Strategy 1.05A(6):  The County shall identify and implement feasible funding 

mechanisms to accommodate public infrastructure needs for the 
PDD. 

 
Comments:  The subject site is within the I-75/S.R. 50 PDD and is consistent 

with the PDD requirements for the area. This use may provide 
critical workforce and economic opportunities for the single-family 
and multifamily units that are currently approved for development 
within the Planned Development District. Additionally, the 
proposed use will be required to pay all required surcharge fees 
toward the infrastructure improvements necessary to facilitate the 
district’s development.   

FINDINGS OF FACT 
 
The rezoning request from AG (Agricultural) to PDP(GC) Planned Development Project (General 
Commercial) with specific C-4 uses is appropriate due to the following findings of fact:  
 
The parcel is located within the I-75/S.R. 50 PDD which is consistent with the PDD requirements 
for the area. 

 
NOTICE OF APPLICANT RESPONSIBILITY 
The rezoning process is a land use determination and does not constitute a permit for either 
construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 
The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the 
Public Records for all restrictions applicable to this property. 
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STAFF RECOMMENDATION  
 
It is recommended that the Planning and Zoning Commission recommend the Board of County 
Commissioners adopt a Resolution approving the petitioner’s request to rezone from AG 
(Agricultural) to PDP GC (General Commercial) with specific C-4 uses with the following 
performance conditions:  

1. A comprehensive wildlife survey shall be provided by a qualified professional.  The petitioner 
is required to comply with all applicable FWC regulations and permitting.   

 
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, as applicable. 

 
3. The Builder/Developer shall provide new property owners with Florida-Friendly 

Landscaping™ (FFL) Program information and include FFL language in the HOAs 
covenants and restrictions.   Information on the County’s Fertilizer Ordinance and fertilizer 
use is to be included.  Educational information is available through Hernando County Utilities 
Department. 

 
4. The petitioner shall be required to comply with all applicable Southwest Florida Water 

Management District, Florida Fish and Wildlife Conservation Commission, and Florida 
Department of Environmental Protection permitting requirements. 

 
5. If approved, the petitioner should be required to provide full cutoff fixtures and retain all light 

on-site and prevent any light spillage. 
 

6. The total parking shall be calculated at the time of site development permitting.  
 

7. If approved, the petitioner must provide a minimum of seven percent (7%) 2.688 acres of 
natural vegetation.  Preserved natural vegetation and/or planted native vegetation may be 
used to meet all or part of the requirement for open space if it is a minimum of fifteen (15) 
feet in width. 

 
8. Setbacks:  

• North:  100’ 
• South:  900’ 
• East:  1083.7’                 
• West:   100’    
 

9. Buffers 
• North: 20’ 
• South: 20’ 
• East:   20’ 
• West: 20’ 
    

10. The petitioner shall provide a revised plan in compliance with all performance conditions 
within 30 calendar days of receipt from county staff of BCC approval. Failure to submit the 
revised plan will result in no further development permits being issued. 
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HERNANDO COUNTY ZONING AMENDMENT PETITION
Application to Change a Zoning Classification

Application request ftheck one)i

Rezoning E Standard E POP

Master Plan E New E Revised

PSFOD E Communication Tower El Other
PRINT OR TYPE ALL INFORMATION

Date:

T
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Phone;
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9.

PROPERTY INFORMATION:
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o
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Highrvay and street boundaries:
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Will expert witness(es) be utilized during the public hezuings? dyo trN
Will additional time b€ required during the public hearing(s) and how much? Efyes tr No (Time needed: l() rraJ<1 erlrF

PROPERTY OWNER AFFIDIVAT

I, have thoroughly examined the instructions for filing this
application and state and affirm that all information submitted within this petitiou are true and comect to the best of my knowledge and
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n I am the owner of the property

ly' I am the owner of the property

STATE OF FLORIDA
COUNTY OF HERNANDO
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and fepresentative,
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acknowledged beforc tne this J# day of No,faha, zoAS-,by
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NARRATIVE - WILLIAMS REALTY AND INVESTMENTS. INC.

Proposal

This is a38.4 acre parcel that is zoned Agricultural (AG). The property is located within
the I-75/SR 50 PDD. The property has historically been used for sand excavation, but that use

has been discontinued. The owner desires to install and operate a concrete batch plant on the

westem boundary of its property. We are requesting a rezoning to PDP(GC) with a specific C-4
use for a batch plant.

Access to the subject is from Power Line Road to the south. Zoningto the north and west
is AG, to the east is PDP(SF) and to the south is Pasco County.

The buffers and setbacks for the project shall be as shown by the site plan, to wit: a 100'
setback on the west and north and a 900' setback on the south and a 1037' setback on the east. It is
anticipated the operating hours will be Monday through Saturday, 7:00 a.m. - 6:00 p.m.

Site and Environmental Characteristics

Most of the site has historically been used as a sand mine. The westem part designated
for the batch plant is secluded from the remainder of the site.

The entire site is within ZoneX and does not lie within a flood zone. All surface water
will be properly permitted and drained to approved drainage retention areas. There are no
wetlands or water features.

There are no known endangered or protected species on site.

Site Plan and Impact to Public Facilities

The proposed site plan is attached. The only buildings and improvements are as shown
on the site plan. No deviations are requested. The existing roadway network is capable of
accommodating the requested use, and there will not be upgrades to signals or roadway network
due to this site's traffic volume.

Water and sewer are not available to the site. Private well and septic will serve the site

Conclusion

This rezoning to PDP(GC) with a specific C-4 use for a batch plant is consistent with the
County's comprehensive plan and is compatible with the surrounding land uses. We request
approval ofthis rezoning as stated above.

1.
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AFFECTED HOMEOWNERS ASSOCTATTON (HOA)
CONTACT AFFIDAVIT

Instructions

l. All information must be completed on this affidavit prior to being siened in the presence of a Notary Public.

2. This affidavit must be returned to the Hemando County Planning Department in order to deem the application
complete. No hearing shall be scheduled until such time the affidavit has been returned.

AFFIDAVIT

Application Name:

File Number:

(,u.\ a5 {1*,, {.

(Print or Type Name)

who, being duly sworn deposeth and says that the affected HOA named below has been contacted pursuant to Board of
Counfy Commissioner's Policy No. 37-01

1r,.
of 20

N^rcv( kJ.Tdh,.s{a."

A"r .lor,g HO^oHOA Name:

Contact Person:

Before me, the undersigned authority, personally appeared

I set with the affected HOA on this the
(Cqw.-r,,p(6d

vf':C"nt

the undersigned Notary Public of the State of Florida, personally appeared

and whose name(s) is/are subscribed to the within instrument, and he/sheithey
acknowledge that he/she/they executed it.

(Type of Identification Produced)

- DID take an oath, or - DID NOT take an oath.

Jonct Aikens
N{y Commis3ion HH 298437

Type as Commissioned)

20 )S before me,

( t^J. Jrh,n0',,,

Lc','State of Florida

WITNESS my hand and official seal.

County of Hernando

(Name(s) of the Individual(s) who appcared beforc notary)NOTARY PUBLIC
SEAL OF OFFICE:

on this the 6' aay of

- Personally known to me, or

' Produced Identification:

F:\WPDATA\CJB\INSTRPKG\PubIic Notice Ord I I .08. I6VIOA Affidavit 07. I I . I 8.Docx
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Planning Resource Object
To: Victoria Via; Michelle Miller
Subject: FW: Case No. H-26-03- Power Line Road
Date: Wednesday, May 6, 2026 1:31:54 PM

 
 
From: Kathelyn Ramos <martinez.ramos@yahoo.com> 
Sent: Tuesday, May 5, 2026 5:51 PM
To: Planning Resource Object <Planning@co.hernando.fl.us>
Subject: Case No. H-26-03- Power Line Road

 

 
Dear Planning & Zoning Commission,
 
I am writing to oppose the rezoning request for Case H-26-03 on Power Line Road.
 
Allowing a concrete batch plant in this area would bring increased noise, traffic, air pollution,
and environmental concerns that are not compatible with nearby residential communities. This
type of development could also negatively impact property values and the quality of life for
residents.
 
I respectfully ask that you deny this rezoning request to protect our community.
 
Thank you for your consideration.
 
Sincerely,
Kathelyn Ramos 
 

157

mailto:Planning@co.hernando.fl.us
mailto:VVia@co.hernando.fl.us
mailto:MLMiller@co.hernando.fl.us


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

From: Planning Resource Object
To: Victoria Via; Michelle Miller
Subject: FW: Written Opposition
Date: Wednesday, May 6, 2026 1:31:02 PM

 
 
From: Bailey <b9173y@gmail.com> 
Sent: Wednesday, May 6, 2026 12:32 PM
To: Planning Resource Object <Planning@co.hernando.fl.us>
Subject: Written Opposition

 

 
To the Hernando County Planning & Zoning Commission: 
 
I am writing in opposition to 
Case No. H-26-03 - Power Line Road
 
Thank you very much, 
 
Bailey Evans
29174 Fedora Cir
Brooksville, FL 34602
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Planning Resource Object
To: Victoria Via; Michelle Miller
Subject: FW: Opposition to Case No. H-26-03
Date: Wednesday, May 6, 2026 1:30:51 PM

 
 
From: Ashley Neubauer <ashleynneubauer@gmail.com> 
Sent: Wednesday, May 6, 2026 1:16 PM
To: Planning Resource Object <Planning@co.hernando.fl.us>
Subject: Opposition to Case No. H-26-03

 

 

To Hernando County Planning & Zoning Commission:

I am writing to formally oppose Case No. H-26-03 regarding the proposed rezoning of
property on Power Line Road from Agricultural (AG) to General Commercial (GC) for the
development of a concrete batch plant.

I recently purchased a home in the Benton Hills area, and I strongly believe this type of heavy
industrial development is not appropriate directly next to existing and growing residential
communities.

I am concerned about the long-term impacts this project would have on the area, including
increased heavy truck traffic, noise, dust, safety concerns, and the overall character of the
community. Many families are continuing to move into this area, and approving industrial
development of this nature so close to neighborhoods would permanently change the
surrounding environment.

I respectfully ask the Planning & Zoning Commission to deny this rezoning request and
preserve the area for uses that are more compatible with nearby residential development.

Thank you for your time and consideration.

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

From: Planning Resource Object
To: Victoria Via; Michelle Miller
Subject: FW: Opposition to Rezoning Request Case No. H-26-03 – Power Line Road
Date: Wednesday, May 6, 2026 1:30:44 PM

 
 
From: Tuwanna O'Neal <reachingtuwanna@gmail.com> 
Sent: Wednesday, May 6, 2026 1:20 PM
To: Planning Resource Object <Planning@co.hernando.fl.us>
Subject: Opposition to Rezoning Request Case No. H-26-03 – Power Line Road

 

 

Dear Planning & Zoning Commission,

I am writing to formally oppose Rezoning Request Case No. H-26-03 regarding the proposed
rezoning of property on Power Line Road from Agricultural (AG) to General Commercial
(GC) for the development of a concrete batch plant.

This type of heavy industrial development is not compatible with existing and planned
residential and rural areas nearby. Approving this request would create long-term impacts on
the community that cannot easily be reversed once the land is rezoned.

My concerns include:

Increased air pollution from cement dust and diesel truck traffic, which can negatively
affect the health of nearby residents.
Excessive noise from heavy equipment, mixers, conveyors, and truck activity that would
disrupt the peace and character of the area.
Increased traffic congestion and road deterioration caused by heavy commercial truck
use.
Potential environmental risks to nearby land and waterways from runoff and industrial
operations.
Negative effects on property values and the overall rural and residential character of the
community.

As a resident of the area, I am deeply concerned that this project could negatively affect my
family’s health, the health of surrounding residents, and the overall well-being of the
community. I am especially concerned about the impact on vulnerable populations such as
children, the elderly, individuals with respiratory conditions, and even local animals and
wildlife that would be exposed to increased dust, pollution, noise, and industrial activity.

Power Line Road and the surrounding area should continue to support responsible growth that
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protects residents, families, and nearby properties rather than introducing heavy industrial
operations into close proximity with residential areas.

I respectfully ask the Planning & Zoning Commission to deny Case No. H-26-03.

Thank you for your time and consideration.

Sincerely,
Tuwanna O’Neal
5313 Fez Ct
Brooksville, FL 34602
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From: Planning Resource Object
To: Victoria Via
Subject: FW: Formal Opposition – Rezoning Petition H‑26‑03 (Concrete Batch Plant, Power Line Road)
Date: Friday, May 8, 2026 9:29:17 AM

 
 
 
 

 

Carrie L. Cline | Planner I
Planning And Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 ext. 28020
Email: ccline@hernandocounty.us

Website: http://www.hernandocounty.us/plan
 
 

NOTICE: As we transition to the new Tyler Enterprise Permitting and
Licensing system, there will be a temporary period of modified
permitting operations.
Modified operations will be in place from the end of business day
February 10, 2026, through March 2, 2026, during which, the prior
electronic software will be disabled.
We appreciate your patience as we work through the anticipated high
volume of calls and emails during this period and as we roll out the
new software.
For more information, please see the Media Release notice on our
websites and County social media accounts or found at this website:
https://www.hernandocounty.us/news/posts/tyler-enterprise-
permitting-and-licensing-system/.

 
Hernando County Development Services Department business
hours are Monday – Friday 7:30am - 4:00pm. The lobby closes
at 3:30pm to walk-in customers. The call center and all
Development Services Division Employees’ will be open and
assisting customers during normal business hours.

 
 
From: Julie McCoy <jmcoy2@gmail.com> 
Sent: Friday, May 8, 2026 8:19 AM
To: Planning Resource Object <Planning@co.hernando.fl.us>
Subject: Formal Opposition – Rezoning Petition H‑26‑03 (Concrete Batch Plant, Power Line Road)
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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.

 

 

Dear Members of the Planning and Zoning Commission,

I respectfully submit this formal objection to Rezoning Petition H‑26‑03, filed by Williams Realty and
Investments Inc., seeking to rezone property on Power Line Road from AG (Agricultural) to PDP(GC)
with C‑4 uses to allow a concrete batch plant.

After reviewing the Staff Report and applicable Comprehensive Plan provisions, I have significant
concerns that the recommendation for approval is not supported by competent substantial
evidence, and that the proposal does not meet the required criteria for consistency,
compatibility, or infrastructure adequacy.

1. The staff report concludes that the proposed use is “consistent” with the I‑75/SR‑50 Planned
Development District (PDD) based primarily on generalized economic development objectives.

However, this conclusion reflects a misapplication of the governing standard.

While the PDD allows for a mix of industrial and commercial uses, it does so only within a
coordinated, master‑planned framework that includes:

Integrated land use patterns
Coordinated transportation networks
Planned infrastructure (water, wastewater, and services)
Development contributing to a cohesive “sense of place”

The current proposal does not satisfy these requirements:

It is a standalone 5‑acre industrial use, not part of an integrated development system
The staff report provides no analysis of frontage roads, access coordination, or MPO
transportation planning, despite PDD requirements
Critically, the report acknowledges that water and wastewater services are not available to
the parcel

A development cannot be considered consistent with the PDD when required infrastructure planning is
absent.

 

2. The staff report relies heavily on a 1,100‑foot separation distance to justify compatibility with
nearby residential zoning

This conclusion is not supported by substantial analysis.
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A concrete batch plant is a high‑intensity industrial use characterized by:

Heavy truck traffic (cement mixers, aggregate hauling)
Dust emissions and airborne particulates
Continuous operational noise

Despite this, the proposal includes:

20‑foot buffers on all sides
A minimum 5‑ to 8‑foot screen or hedge

These measures are fundamentally inadequate for an industrial use of this magnitude adjacent to
residential developments with thousands of homes, future planned school, and agricultural. 

Compatibility requires more than distance—it requires demonstrable mitigation of operational
impacts, which is not present in the record. 

 
3. The Engineering Review states:

“The petitioner may be required to submit a traffic analysis… at site development
permitting.”

This is a significant procedural and potentially legal defect.

Traffic is a core rezoning consideration
A concrete batch plant will generate substantial heavy vehicle traffic
Power Line Road is not demonstrated to be capable of supporting that volume

Deferring traffic analysis to a later stage:

Prevents proper evaluation at the rezoning phase
Eliminates meaningful public review
Leaves the Commission without competent substantial evidence

4. The report confirms utilities are not available, yet still supports approval.

In addition:

No meaningful analysis of air quality, dust, or health impacts is provided
Key issues are deferred to future permitting

Rezoning decisions should not rely on speculative future mitigation.

For the reasons outlined above, the record does not support a finding that this rezoning:

Is consistent with the Comprehensive Plan
Meets the requirements of the I‑75/SR‑50 PDD
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Adequately addresses compatibility, infrastructure, or environmental impacts

Accordingly, I respectfully request that the Planning and Zoning Commission:

Recommend DENIAL of Rezoning Petition H‑26‑03.

 

Respectfully,

Julie McCoy
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From: Planning Resource Object
To: Victoria Via
Subject: FW: Opposition to Rezoning Request- Case No. H-26-03 (Power Line Road)
Date: Friday, May 8, 2026 9:29:53 AM

 
 
 
 

 

Carrie L. Cline | Planner I
Planning And Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 ext. 28020
Email: ccline@hernandocounty.us

Website: http://www.hernandocounty.us/plan
 
 

NOTICE: As we transition to the new Tyler Enterprise Permitting and
Licensing system, there will be a temporary period of modified
permitting operations.
Modified operations will be in place from the end of business day
February 10, 2026, through March 2, 2026, during which, the prior
electronic software will be disabled.
We appreciate your patience as we work through the anticipated high
volume of calls and emails during this period and as we roll out the
new software.
For more information, please see the Media Release notice on our
websites and County social media accounts or found at this website:
https://www.hernandocounty.us/news/posts/tyler-enterprise-
permitting-and-licensing-system/.

 
Hernando County Development Services Department business
hours are Monday – Friday 7:30am - 4:00pm. The lobby closes
at 3:30pm to walk-in customers. The call center and all
Development Services Division Employees’ will be open and
assisting customers during normal business hours.

 
 
From: jennifer trout <jenniferltrout@hotmail.com> 
Sent: Thursday, May 7, 2026 1:06 PM
To: Planning Resource Object <Planning@co.hernando.fl.us>
Subject: Opposition to Rezoning Request- Case No. H-26-03 (Power Line Road)
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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.

 

 
Dear Hernando County Planning & Zoning Commission,
 
I am writing to formally express my opposition to the rezoning request for the property located on
Power Line Road, referenced as Case No. H-26-03.
After reviewing the proposed changes, I have several concerns regarding the impact this rezoning
could have on our community:

1. Traffic and Safety: Rezoning may significantly increase traffic volume on Power Line Road,

which is not currently designed to safely accommodate additional vehicles. This raises

concerns about potential accidents and overall safety for residents and commuters. 

2. Environmental Impact: The proposed rezoning may negatively affect local ecosystems,

including nearby wetlands and wildlife habitats. Maintaining the current zoning helps protect

these natural resources, which are vital for environmental sustainability.

3. Community Character: The requested zoning change is inconsistent with the existing

residential and rural character of the neighborhood. Rezoning could set a precedent for future

developments that are incompatible with the surrounding area.

4. Property Values: Increased development and the potential for higher-density usage may

adversely affect property values for existing homeowners in the vicinity.
For these reasons, I respectfully request that the Commission deny the rezoning request and
maintain the current zoning designation for the Power Line Road property. Protecting the safety,
environment, and character of our community should remain a priority.
Thank you for your time and consideration of my comments. I urge the Commission to carefully
weigh the potential impacts on residents and the broader community before making any zoning
changes.
 
Sincerely,
Dr. Jennifer L. Trout
Brooksville, FL 34602
jenniferltrout@hotmail.com
(813) 215-0459
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Planning Resource Object
To: Victoria Via
Subject: FW: oppose the planning and rezoning. Power line Road!
Date: Monday, May 11, 2026 7:14:55 AM

 
 
From: Allen McCoy <amdeerhead50@gmail.com> 
Sent: Saturday, May 9, 2026 4:07 PM
To: Planning Resource Object <Planning@co.hernando.fl.us>
Subject: oppose the planning and rezoning. Power line Road!

 

 
 
 
 
Dear Members of the Planning and Zoning Commission,
 
I respectfully oppose Rezoning Petition H‑26‑03, which seeks to allow a concrete batch
plant on Power Line Road.
 
Based on the staff report, the recommendation for approval is not supported by
sufficient analysis and does not demonstrate consistency with the Comprehensive Plan
or the I‑75/SR‑50 Planned Development District (PDD).
 
The staff concludes the use is “consistent” with the PDD based on general economic
development goals. However, the PDD requires coordinated, master‑planned
development with integrated infrastructure, transportation planning, and a cohesive
“sense of place.”
 
This proposal is a standalone industrial use, with:
 
No transportation network coordination
No frontage road or access analysis
No available water or wastewater service
These deficiencies are inconsistent with PDD requirements.
 
 
A concrete batch plant is a high‑intensity industrial use involving heavy truck traffic,
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dust, and noise.
 
The staff report relies primarily on distance, but proposes only:
 
20‑foot buffers
Minimal screening
These measures do not adequately mitigate impacts to nearby residential communities
 
Traffic impacts must be evaluated at the rezoning stage. Deferring this analysis leaves
the Commission without adequate evidence to assess roadway capacity and safety,
particularly given the expected heavy truck activity. Power Line Road is not capable of
supporting the volume and is currently in disrepair from heavy use trucks due to the
sand mines. 
 
 
The report confirms utilities are not available, yet still supports approval. In addition,
there is no meaningful analysis of air quality, dust, or health impacts provided. This
omission is significant. Scientific research has established that concrete and cement
operations generate fine particulate matter (PM2.5 and PM10) and respirable crystalline
silica. The U.S. Environm
 
Sincerely concerned neighbor watch.
 
Trying two protect my family because this decision will have generational consequences
that may become deadly overtime. 
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Planning Resource Object
To: Victoria Via
Subject: FW: OpposingCase # H-26-03 Rezoning of Agriculture to General Commercial
Date: Monday, May 11, 2026 7:14:48 AM

 
 
From: Tammaty Leggett <tamaty1970@gmail.com> 
Sent: Sunday, May 10, 2026 9:21 AM
To: Planning Resource Object <Planning@co.hernando.fl.us>; Tammaty Leggett
<tamaty1970@gmail.com>; Gerald Thompson <grthompson731@gmail.com>
Subject: OpposingCase # H-26-03 Rezoning of Agriculture to General Commercial

 

 
Hello,
Please accept this email as our official opposing of rezoning this area from agricultural
to general commercial.
We would like to keep our neighborhood safe.
 
Thank you,
Mr. & Mrs. Gerald Thompson 
Benton Hills Residents 
Brooksville, FL 34602
8135077495
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Planning Resource Object
To: Victoria Via
Subject: FW: Opposition- Rezoning petition H-26-03 ( POWER LINE ROAD)
Date: Monday, May 11, 2026 7:15:01 AM

 
 
From: Allen McCoy <amdeerhead50@gmail.com> 
Sent: Saturday, May 9, 2026 1:25 PM
To: Planning Resource Object <Planning@co.hernando.fl.us>
Subject: Opposition- Rezoning petition H-26-03 ( POWER LINE ROAD)

 

 
Dear Members of the Planning and Zoning Commission,
 
I respectfully oppose Rezoning Petition H‑26‑03, which seeks to allow a concrete batch
plant on Power Line Road.
 
Based on the staff report, the recommendation for approval is not supported by
sufficient analysis and does not demonstrate consistency with the Comprehensive Plan
or the I‑75/SR‑50 Planned Development District (PDD).
 
The staff concludes the use is “consistent” with the PDD based on general economic
development goals. However, the PDD requires coordinated, master‑planned
development with integrated infrastructure, transportation planning, and a cohesive
“sense of place.”
 
This proposal is a standalone industrial use, with:
 
No transportation network coordination
No frontage road or access analysis
No available water or wastewater service
These deficiencies are inconsistent with PDD requirements.
 
 
A concrete batch plant is a high‑intensity industrial use involving heavy truck traffic,
dust, and noise.
 
The staff report relies primarily on distance, but proposes only:
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20‑foot buffers
Minimal screening
These measures do not adequately mitigate impacts to nearby residential communities
and future planned school.
 
 
The report states a traffic study “may be required” at a later stage.
 
Traffic impacts must be evaluated at the rezoning stage. Deferring this analysis leaves
the Commission without adequate evidence to assess roadway capacity and safety,
particularly given the expected heavy truck activity. Power Line Road is not capable of
supporting the volume and is currently in disrepair from heavy use trucks due to the
sand mines. 
 
 
The report confirms utilities are not available, yet still supports approval. In addition,
there is no meaningful analysis of air quality, dust, or health impacts provided. This
omission is significant. Scientific research has established that concrete and cement
operations generate fine particulate matter (PM2.5 and PM10) and respirable crystalline
silica. The U.S. Environmental Protection Agency has identified particulate matter
pollution as a contributor to serious health effects, including asthma, heart disease, and
other respiratory conditions, with children and nearby residents being particularly
vulnerable.
 
The staff report provides no site-specific analysis of dust dispersion, air quality impacts,
or health risk mitigation. The absence of analysis prevents a finding that the proposed
use is compatible with adjacent residential areas and future planned school or
consistent with the County’s obligation to protect public health, safety, and welfare.
The record does not support a finding that this rezoning is compatible, infrastructure-
supported, or consistent with the Comprehensive Plan.
I respectfully request that the Planning and Zoning Commission:
 
Recommend DENIAL of Rezoning Petition H‑26‑03
 
 
Respectfully submitted,
 
Allen M
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Power Line Road/Poe Country Lane
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Planning Resource Object
To: Victoria Via
Subject: FW: OBJECTION Case No. H-26-03
Date: Thursday, May 7, 2026 10:12:04 AM

 
 
From: Lauren Keeler <laurrenkeeler@gmail.com> 
Sent: Wednesday, May 6, 2026 2:19 PM
To: Planning Resource Object <Planning@co.hernando.fl.us>
Subject: OBJECTION Case No. H-26-03

 

 

To the Hernando County Planning & Zoning Commission,

I am writing to respectfully oppose Case No. H-26-03, the proposed rezoning of property on
Power Line Road from Agricultural (AG) to General Commercial (GC) for the development
of a concrete batch plant.

This type of heavy industrial use is not compatible with the existing and planned residential
character of the surrounding area. Many families chose to live here because of the quieter rural
environment, with lots of beautiful farmland, and approving this rezoning would permanently
change the nature of our community.

I am especially concerned about the potential impacts on air quality, noise levels, traffic, and
overall safety. Concrete batch plants generate cement dust, diesel exhaust, constant truck
traffic, and industrial noise that can negatively affect nearby homes, schools, and families.
Increased heavy truck activity on local roads could also create additional congestion, road
wear, and safety concerns for residents.

In addition, I believe this development could negatively impact property values and reduce the
quality of life for those living nearby. Once land is rezoned and industrial operations begin,
those effects cannot easily be reversed.

While I understand the importance of growth and economic development in our county, I
strongly believe this location is not appropriate for a heavy industrial operation.

Rather than approving industrial development at this location, I encourage the county and
developers to consider alternatives that better fit the community, such as:

• Maintaining the agricultural zoning and preserving the rural character of the area
• Low-impact commercial development that serves local residents, such as small businesses,
offices, or community-focused retail
• Green space, parks, or recreational facilities that benefit nearby neighborhoods
• Light commercial or business uses located farther away from residential homes and schools
• Industrial development placed in existing industrial zones where infrastructure and buffering
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already exist

I respectfully ask the Planning & Zoning Commission to deny this rezoning request and help
preserve the health, safety, and character of our community.

Thank you for your time and consideration.

Sincerely,

Lauren Keeler
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Meeting: 05/11/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17452
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Rezoning Petition Submitted by Legendary Realty Services, Inc. (H2612)
TITLE

BRIEF OVERVIEW
Rezoning Request: 
Rezoning from PDP(SF) Planned Development Project (Single Family) to PDP(OP) Planned 
Development Project (Office Professional)

General Location: 
Southeast corner of Mariner Boulevard and Odin Street

Parcel Key Number: 
299457

Summary of Applicant’s Request: 
The Petitioner has requested to rezone the subject property from PDP(SF)/ Planned 
Development Project (Single Family) to PDP(OP)/Planned Development Project (Office 
Professional) to allow for the establishment of a small realty office. The hours of operation will 
be from 9:00 a.m. -5:00 p.m. Monday through Friday, closed weekends and holidays. The 
proposed business will operate within the existing structure.

STRATEGIC PLAN INITIATIVES
The request is consistent with Strategic Theme A, "Economic and Workforce Development".

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a Rezoning 
from PDP(SF)/ Planned development Project (Single Family) to PDP(OP)/ Planned 
development Project (Office Professional) with performance conditions.

Page 1

176



P&Z Agenda Item (ID # 17452) Meeting of May 11, 2026

Michelle Miller Approved 04/29/2026   2:18 PM
Victoria Via Approved 04/29/2026   2:43 PM
Natasha Lopez Perez Approved 05/01/2026   3:15 PM
Toni Brady Approved 05/05/2026   8:04 PM
Victoria Via Approved 05/06/2026  11:53 AM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino

Birren, Noe and PinoAYES:
Holmes, Markford and McDonaldABSENT:

Page 2
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F:\Rezonings\_2026 Rezoning Cases\H-26-12 Daniel James Spencer PMI Tampa Bay\Staff Report\H-
26-12.docx 

STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: May 11, 2026 

Board of County Commissioners: July 7, 2026 
 
APPLICANT: Daniel James Spencer 
 
FILE NUMBER:  H-26-12 
 
REQUEST:  Rezoning from PDP(SF) Planned Development Project (Single Family) to 

PDP(OP) Planned Development Project (Office Professional) 
GENERAL 
LOCATION: Southeast corner of Mariner Boulevard and Odin Street 
 
PARCEL KEY 
NUMBER(S): 299457 
 
 
APPLICANT’S REQUEST  
 
The Petitioner has requested to rezone the subject property from PDP(SF)/ Planned 
Development Project (Single Family) to PDP(OP)/Planned Development Project (Office 
Professional) to allow for the establishment of a small realty office. The hours of operation will 
be from 9:00 a.m. -5:00 p.m. Monday through Friday, closed weekends and holidays. The 
proposed business will operate within the existing structure. 
 
SITE CHARACTERISTICS 
 

Site Size: .30 Acres 
  

Surrounding Zoning; 
Land Uses: North: PDP(SF) Planned Development Project (Single Family) 

                                         South: PDP(SF) Planned Development Project (Single Family) 
 East:   PDP(SF)  Planned Development Project (Single Family) 
 West: PDP(SF) Planned Development Project (Single Family) 
 
Current Zoning: PDP(SF) Planned Development Project (Single Family) 
 
Future Land Use  
Map Designation: Residential 
 

ENVIRONMENTAL REVIEW 
 
The petitioner shall be required to comply with all applicable Southwest Florida Water 
Management District, Florida Fish and Wildlife Conservation Commission, and Florida 
Department of Environmental Protection permitting requirements. 
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UTILITIES REVIEW 
 
Hernando County Utilities Department (HCUD) supplies only water to this parcel. There is an 
existing 8” force main on the south side of Spring Hill Drive adjacent to the parcel. Gravity sewer 
service is not available. HCUD has no objection to the zoning change from residential to PDP 
Office Professional to allow a small real estate office to operate out of the home. Upon zoning 
approval, the existing residential account will be converted to a commercial account, and a 
backflow prevention assembly (BPA) must be installed per ordinance. 
 
ENGINEERING REVIEW 
 
The subject site is on Southeast corner of Mariner Boulevard and Odin Street. The County 
Engineer has reviewed the petitioner’s request and provided the following comments:  
 

• A driveway apron will be required along Odin Street to protect the edge of the roadway. 
Refer to Hernando County Facility Design Guidelines IV-25/ Commercial Connection. 

 
• The petitioner must revise parking access to be internal to site and must create parking 

spaces and drive isle that does not allow backing into the roadway.  
 

• The petitioner shall provide Handicap accessible parking. Refer to Hernando County 
Facility Design Guideline V-09. 
 

• No access to Mariner will be allowed. 
 
LAND USE REVIEW 
 
The subject property is in the Spring Hill – 2nd Replat Subdivision and is currently designated 
PDP(SF)/ Planned Development Project (Single Family). The surrounding properties have been 
developed as PDP(SF)/ Planned Development Project (Single Family) homes. 
 

Existing Building Setbacks:  
 

• Mariner Boulevard: 25’ 
• Odin Street             25’ 
• Side:                       10’ 
• Rear:                       20 

 
Buffers:  

 
A buffer shall be required between a Planned Development Project land use which is 
multifamily or non-residential and a land use, external to the PDP, which is residential, 
agricultural-residential or agricultural. 
 
The buffer shall consist of a minimum five-foot landscaped separation distance. The 
multifamily or nonresidential use located on such lot shall be permanently screened from 
the adjoining and contiguous properties by a wall, fence, and/or approved enclosures. Such 
screening shall have a minimum height of five (5) feet and a maximum height of eight (8) 
feet, or an evergreen hedge with a minimum height of five (5) feet at the time of planting. 
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Lighting:  
County Land Development Regulations require lighting that enhances the visual impact of 
the project on the community and specifically address lighting intensity levels and glare 
accordingly. Commercial buildings and projects shall be designed to provide safe, 
convenient and efficient lighting for pedestrians and vehicles. 
 

Comments: The petitioner has not indicated any provisions for lighting of the subject 
property. If approved, the petitioner should be required to provide full cutoff fixtures 
and retain all light on-site and prevent any light spillage. 
 

Parking:  
 
County Land Development Regulations require a minimum of Three and a half (3.5) parking 
spaces per One Thousand (1,000) square feet of gross-floor area. The petitioner is using 
an existing building with a total of One Thousand Thirteen and Ninety-five (1395) square 
feet. This would require a minimum of Five (5) parking spaces. 

 
       Landscape: 

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

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

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

 
Strategy 1.04B(1)   Commercial and institutional uses within the Residential Category 

are generally associated with medium and high-density residential 
development and may include neighborhood commercial, office 
professional, recreational, schools, and hospitals. Minor public 
facilities that do not unduly disturb the peaceful enjoyment of 
residential use may also be allowed. 

 
Comments:  The subject site is located within the Residential Land Use category. 

The uses requested through this application are consistent with the 
Comprehensive Plan, Future Land Use Element strategies for the 
commercial classification.   
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FINDINGS OF FACT 
 
The rezoning request from PDP(SF) to PDP(OP) is appropriate due to the following findings of 
fact:  

1. The subject parcel is currently zoned as PDP(SF)/ Planned Development Project (Single 
Family) 
 

2. The proposed PDP(OP)/ Planned Development Project (Office Professional) zone is 
compatible with surrounding zoning districts. 
 

3. Residential Protection Standards, as necessary, will apply to the subject site at the time 
of site development.  
 

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

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

 
STAFF RECOMMENDATION 
 
It is recommended that the Planning and Zoning Commission recommend the Board of County 
Commissioners adopt a resolution approving the petitioner’s request for a Rezoning from 
PDP(SF)/ Planned development Project (Single Family) to PDP(OP)/ Planned development 
Project (Office Professional) with the following performance conditions:  

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

2. The petitioner shall be required to comply with all applicable Southwest Florida Water 
Management District, Florida Fish and Wildlife Conservation Commission, and Florida 
Department of Environmental Protection permitting requirements. 
 

3. A driveway apron will be required along Odin Street to protect the edge of the roadway.  
 

4. Revise parking access to be internal to site. Create parking spaces and drive isle that 
does not allow backing into the roadway. 
 

5. Provide Handicap accessible parking. 
 

6. Existing Building Setbacks 
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• Mariner Boulevard:   25’ 
• Odin Street:                25’ 
• Side:                            10’ 
• Rear:    20’ 

 
7. The buffer shall consist of a minimum five-foot landscaped separation distance. The 

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

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

9. Parking requirements are calculated for a Realty Office at a rate of Three and a half (3.5) 
spaces per One Thousand (1,000) Square feet of gross floor area. This will require five 
(5) parking spaces.  
 

10. The petitioner shall provide a Master Plan in compliance with all the performance 
conditions within Thirty (30) calendar days of Board of County Commissioners approval. 
Failure to submit the revised plan will result in no further development permits being 
issued. 
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Meeting: 05/11/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17460
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Rezoning Petition Submitted by Windy Southall and Henry Southall (H2614)
TITLE

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

General Location: 
West side of Leonard Street, approximately 306’ south of Dr. Martin Luther King Jr Boulevard

Parcel Key Number: 
1027597

Summary of Applicant’s Request: 
The petitioner requests rezoning of the subject 0.16-acre parcel from R-1B (Residential) to 
R-1A (Residential) to allow for the placement of a mobile home. 

STRATEGIC PLAN INITIATIVES
The request is consistent with Strategic Theme D, "Quality of Life".

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a rezoning 
from R-1B (Residential) to R-1A (Residential).

Michelle Miller Approved 04/29/2026   3:41 PM
Victoria Via Approved 04/29/2026   3:48 PM
Natasha Lopez Perez Approved 04/30/2026  12:49 PM
Toni Brady Approved 05/05/2026   8:05 PM
Victoria Via Approved 05/06/2026  11:53 AM

REVIEW PROCESS

Page 1
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P&Z Agenda Item (ID # 17460) Meeting of May 11, 2026

RESULT: ADOPTED
MOVER: Xenia Pino
SECONDER: Justin Noe

Birren, Noe and PinoAYES:
Holmes, Markford and McDonaldABSENT:

Page 2
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STAFF REPORT 
HEARINGS: Planning & Zoning Commission: May 11, 2026 

Board of County Commissioners: July 7, 2026 
 

APPLICANT: Windy Southall and Henry Southall 
 
FILE NUMBER:  H-26-14 
 
REQUEST: Rezoning from R-1B (Residential) to R-1A (Residential) 
 
GENERAL 
LOCATION: West side of Leonard Street, approximately 306’ south of Dr. Martin Luther 

King Jr Boulevard 
PARCEL KEY 
NUMBER: 1027597 

APPLICANT’S REQUEST 
The petitioner requests rezoning of the subject 0.16-acre parcel from R-1B (Residential) to R-1A 
(Residential) to allow for the placement of a mobile home. The petitioner has indicated that a 
mobile home is proposed for the property. 

SITE CHARACTERISTICS: 
Site Size: 0.16 acres 

Surrounding Zoning & 
Land Uses: North: R-1B; Single Family Home 

South: R-1B; Single Family Homes 
East: R-1B; Single Family Homes 
West: C-2; Nature Coast Outreach Center 

Current Zoning: R-1B (Residential) 

Future Land Use 
Map Designation: Brooksville Planned Development District 

UTILITIES REVIEW 
The Hernando County Utilities Department (HCUD) reviewed the petitioner’s request and 
indicated the subject property is located within the City of Brooksville Utility Department’s (CBUD) 
first right to serve district; contact CBUD for any utility related comments. 
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ENGINEERING REVIEW 
The subject property is located on the west side of Leonard Street, approximately 306’ south of 
Dr. Martin Luther King Jr. Boulevard. 

The Engineering Department has reviewed the petitioner’s request and provides the following 
comment: 

• A driveway apron must be installed in accordance with Hernando County Facility Design 
Guideline IV-26 for Residential Connections. 

LAND USE REVIEW 
 
The petitioner is requesting a Euclidean R-1A (Residential) zoning designation. The R-1A district 
permits single-family detached dwellings, mobile homes, and associated accessory structures. 
Several properties within a 300-foot radius of the subject site are also zoned R-1A. 

The subject property is located within a platted subdivision (Brooksville Manor) and is situated 
along the boundary of the City of Brooksville. 

Minimum R-1A (Residential) Building Setbacks: 

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

Comments: The R-1A (Residential) zoning district permits single family and mobile homes 
as the principal structure.  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. 

COMPREHENSIVE PLAN REVIEW 
 
The area is characterized by a mixture of both R-1A (Residential) and R-1B (Residential). The 
request will provide the petitioner with the opportunity to place a mobile home on the parcel. 

Brooksville Planned Development District 

Strategy 1.04A(11): The Planned Development District Category provides for coordinated 
planning of new developments and redevelopments with proposed 
multiple uses or types, or that have specialized or unique 
characteristics, and would benefit from planning and coordination. This 
category may be project, or area specific, and may include its own set 
of strategies. 

Comments: This area of the County has the Future Land Use of Planned 
Development District because of its unique and historic nature. The 
land use for this property, residential, will remain the same and only the 
type of home that will be placed on the property will change. The 
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request is consistent with the Comprehensive Plan and the surrounding 
area. 

FINDINGS OF FACT:  
1. Rezoning from R-1B (Residential) to R-1A (Residential) is appropriate considering the is 

no change in land use, only a change in the type of structure allowed on the property. 

2. There are both R-1A and R-1B zoned properties surrounding the subject parcel. 

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-1B 
(Residential) to R-1A (Residential). 
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Meeting: 05/11/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17461
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Master Plan Revision Petition Submitted by Palmwood Holdings LLC (H2615)
TITLE

BRIEF OVERVIEW
Request: 
Master Plan Revision on a PDP(SF)/ Planned Development Project (Single Family)

General Location: 
East of the Suncoast Parkway, west of Cresap Street at the western terminus of Jernigan 
Street

Parcel Key Number: 
346227, 346165

Summary of Applicant’s Request: 
The petitioner is requesting a modification to the previously approved Master Plan to 
incorporate three additional residential lots. This revision is driven by a strategic change in site 
utilization; land originally reserved as a singular private estate by the prior owner is now being 
integrated into the broader development pattern.

The proposed layout maintains a highly sustainable density of 1.45 dwelling units per acre, 
ensuring the project remains compatible with the surrounding neighborhood. While the 
petitioner has established a generous minimum lot size of 17,475 square feet (116.5’ x 
150.0’), the majority of the parcels will exceed these dimensions, preserving the premium, 
spacious feel of the original design.

STRATEGIC PLAN INITIATIVES
The request is consistent with Strategic Theme D, "Quality of Life".

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

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

RECOMMENDATION

Page 1
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P&Z Agenda Item (ID # 17461) Meeting of May 11, 2026

It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a Master Plan 
revision on a property zoned PDP(SF)/Planned Development Project (Single Family) with 
performance conditions.

Michelle Miller Approved 04/29/2026   3:43 PM
Victoria Via Approved 04/29/2026   3:48 PM
Natasha Lopez Perez Approved 04/30/2026  12:53 PM
Toni Brady Approved 05/05/2026   8:06 PM
Victoria Via Approved 05/06/2026  11:53 AM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Xenia Pino
SECONDER: Justin Noe

Birren, Noe and PinoAYES:
Holmes, Markford and McDonaldABSENT:

Page 2
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STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: May 11, 2026  

Board of County Commissioners: July 7, 2026  
 
APPLICANT: Palmwood Holdings LLC 
 
FILE NUMBER:  H-26-15 

REQUEST:  Master Plan Revision on a PDP(SF)/ Planned Development Project 
(Single Family)  

GENERAL East of the Suncoast Parkway, west of Cresap Street at the western  
LOCATION: terminus of Jernigan Street 
 
PARCEL KEY            346227, 346165 
NUMBER(S):  
 
 
APPLICANT’S REQUEST 
 
The petitioner is requesting a modification to the previously approved Master Plan to incorporate 
three additional residential lots. This revision is driven by a strategic change in site utilization; 
land originally reserved as a singular private estate by the prior owner is now being integrated 
into the broader development pattern. 
 
The proposed layout maintains a highly sustainable density of 1.45 dwelling units per acre, 
ensuring the project remains compatible with the surrounding neighborhood. While the petitioner 
has established a generous minimum lot size of 17,475 square feet (116.5’ x 150.0’), the majority 
of the parcels will exceed these dimensions, preserving the premium, spacious feel of the original 
design. 
 
Site Size 28.96 Acres 
   
Surrounding 
Zoning; 
Land Uses 

North: AG 
South: AR-2 and AG 
East: R-1C Residential 

 West: AG 
  
Current Zoning:  PDP SF 
  
Future Land Use  
Map Designation:  

Residential 
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ENVIRONMENTAL REVIEW 
 
The petitioner shall be required to comply with all applicable Southwest Florida Water 
Management District, Florida Fish and Wildlife Conservation Commission, and Florida 
Department of Environmental Protection permitting requirements. 
 
UTILITIES REVIEW 
 
The Hernando County Utilities Department (HCUD) does not currently supply water or 
wastewater service to these parcels. Water is available, wastewater is not available. HCUD has 
no objection to the revised master plan to change the number of lots from 39 to 42, subject to 
connection to the central water system at time of site development. 
 
ENGINEERING REVIEW 
 

• The subject site is on Northwest corner of Jernigan Street and Winter Street. The County 
Engineer has reviewed the petitioner’s request and provided the following comments:  

 
• The petitioner shall clarify the connections of Jernigan Street: currently undeveloped 

segment of right to parcel key# 346165 and explain future connection to the north. 
 

• The developer shall make sure the roads for this development will need to be a minimum 
of a Local Roadway.  

 
• It is recommended the petitioner shall follow the Vacation of Right-of-Way/easement 

process to Vacate Potterfield easements if desired.  
 

• The petitioner may be required to provide a Traffic Access Analysis, if the  project reaches 
trip generation threshold. Refer to Hernando County Facility Design Guideline IV-18. 

 
LAND USE REVIEW 
 
The petitioner is proposing a residential development, with 17,475 Square foot lot size. The 
proposed setbacks for the individual lots are: 

 
Single Family Lot Requirements:  

• Front: 25’     
• Side: 10’     
• Rear: 20’    

Buffers:   
The petitioner has indicated a five-foot vegetative buffer is proposed on both the north 
and south and a twenty-foot buffer is proposed along the Suncoast Parkway. 

The Suncoast Parkway is considered a scenic highway. As part of any new subdivision 
or commercial development along a designated scenic highway, a 20' landscape buffer 
shall be required. The purpose of this buffer is to shield the traveling public from signage, 
development and walls/fences and provide views of open space and natural areas on 
designated scenic highways. Furthermore, the buffer shall be planted in accordance with 
the requirements of the Community Appearance Ordinance for scenic highways.  
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Comments: The petitioner is proposing a drainage retention area along 75% of the 
western boundary, against the Suncoast Parkway, along with a 20' buffer. 
If approved, the petitioner must provide a minimum 20' landscape buffer 
along the western boundary against the Suncoast Parkway. The existing 
trees shall remain within the buffer area supplemented with plantings to 
provide a minimum 80% opacity. The remainder of the project shall meet 
the minimum buffer requirements. 

 
Natural Vegetation:  
 
Projects greater than twenty (20) acres shall designate an area of at least seven percent (7%) of 
the total project area as preserved natural vegetation and no construction activity can occur in 
this area.  Preserved natural vegetation areas must be a minimum of twenty thousand (20,000) 
square feet.  If approved, the petitioner must provide a minimum of seven percent (7%) natural 
vegetation.  Preserved natural vegetation and/or planted native vegetation may be used to meet 
all or part of the requirement for open space if it is a minimum of fifteen (15) feet in width. 

 
Comments: The property is 28.96 acres. The petitioner will need to provide 2.02 

acres of natural vegetation to meet the 7%. 
 
COMPREHENSIVE PLAN REVIEW 
 

The subject property is located within the Residential land use classification on the adopted 
Future Land Use Map. 

Future Land Use Map  

Residential Category:  
Strategy 1.04A(3): The Residential Category accommodates residential growth 

clustered in and around urbanized areas and those areas that 
maximize the efficient use of infrastructure contained in long-
range facilities plans of the County. 

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

Strategy 1.04B(1):  Commercial and institutional uses within the Residential 
Category are generally associated with medium and high-
density residential development and may include 
neighborhood commercial, office professional, recreational, 
schools, and hospitals. Minor public facilities that do not unduly 
disturb the peaceful enjoyment of residential uses may also be 
allowed.  
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Strategy 1.04B(2):  Future residential development will be planned to locate where 
the Residential Category predominates on the Future Land 
Use Map as determined by the availability of facilities and 
services, the need to accommodate future growth, the 
strategies to discourage the proliferation of urban sprawl, and 
the impacts to natural resources, including groundwater.  

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

  
FINDINGS OF FACT 
 

The request for a master plan revision on the property zoned PDP(SF)/Planned Development 
Project (Single Family) is appropriate based on the following conclusions: 

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

 
NOTICE OF APPLICANT RESPONSIBILITY 
 
The rezoning process is a land use determination and does not constitute a permit for either 
construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 
 
The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the 
Public Records for all restrictions applicable to this property. 
 
STAFF RECOMMENDATION 
 

It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a Master 
Plan revision on a property zoned PDP(SF)/Planned Development Project (Single Family) 
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. 
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2. A wildlife survey shall be prepared by a qualified professional.  The petitioner is 
required to comply with all applicable FWC regulations and permitting. 
  

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

4. The Builder/Developer shall provide new property owners with Florida-Friendly 
Landscaping™ (FFL) Program information and include FFL language in the HOAs 
covenants and restrictions.   Information on the County’s Fertilizer Ordinance and 
fertilizer use is to be included.  Educational information is available through 
Hernando County Utilities Department. 

 

5. 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. Minimum Building Setbacks: 
• Front: 25ˈ 
• Rear:  20ˈ 
• Side: 10ˈ 

 
7. The petitioner shall provide a minimum 20' landscape buffer along the eastern 

boundary against the Suncoast Parkway. The existing trees shall remain within 
the buffer area and supplemented as needed to achieve a minimum 80% opacity 
within three years of planting. 

8. The petitioner shall preserve the minimum seven percent (7%) natural vegetation 
as required by the County’s Land Development Regulations. The required natural 
vegetation may be included as part of the required open space.  

 
9. The developer shall provide a utility capacity analysis and shall connect to the 

central water and sewer systems at time of vertical construction and Health 
Department approval of appropriate Onsite Sewage Treatment and Disposal 
Systems. 

 
10. The petitioner shall clarify the connections of Jernigan Street: currently       

undeveloped segment of right to parcel key# 346165 and explain future 
connection to the north. 

 
11. The developer shall make sure the roads for this development will need to be a 

minimum of a Local Roadway.  
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12. It is recommended the petitioner shall follow the vacation of right of way/easement 
process to vacate Potterfield easements if desired.  

 
13. The petitioner may be required to provide a Traffic access analysis, if the  project 

reaches trip generation threshold. Refer to Hernando County Facility Design 
Guideline IV-18. 
 

14. The petitioner shall provide a Master Plan in compliance with all the performance 
conditions within Thirty (30) calendar days of Board of County Commissioners 
approval. Failure to submit the revised plan will result in no further development 
permits being issued. 
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NARRATIVE
FOR

Magnolia Ridge Estates
Rezoning / Master Plan

December 2025
Proj ect Location: The property in question is 28.6 acres. lt is located east of the Suncoast Parkway, west of

Present Zoning: The land is presently zoned PDP (SF) per rezoning H-22-86. I

Present Land use: The land is currently designated as Residential. UNCHANGED

Desired Zonin8: The zoning is not being alteredI This is simply a procedural item to revise the master plan

Summary of Request: The applicant proposes to amend the master plan to incorporate additional lots. The
original developer, who had secured the initial approval, has since passed away. His intention was to reserve a

single large lot in the northwest corner for his personal residence. Following the sale of the property, the current
owner seeks to revise this area to include standard lots consistent with those previously approved. Each
standard lot measures approximately 0.4 acres (116.50'x 150.00'). To accommodate these new lots, an
additional cul-de-sac is required, as depicted on the revised master plan.

lnternal Setback: Front: 25'
Sides: 10'
Rear: 20'

No deviations in setbacks are being requested. UNCHANGED

Buffers: The proposed use will abut AG land to the south and north. A five-foot existing vegetative buffer is
proposed on both the north and south. For residential lot protection, a twenty foot buffer is proposed along
the Suncoast Parkway. The proposed lots to the east are separated from the existing residential lots fronting on
Crespa St., by an €xisting 15' RW apparently owned by Hernando County. These
rights-of-way are random throughout the Potterfield Garden Acre subdivisions. This right-of-way may be
vacated in the future, but is much too small to be utilized in present day situations. lf approved, the Developer
may attempt to vacate this r/w with the County's approval This r/w can only be vacated through cooperation of
the owners to the east. The most certa in way this buffer rema ins is to leave the right-of-way alone I

Access: The site is accessed from Jernigan street, a county-owned right-of-way. As previously talked about in
the buffers, an existing county-owned r/w extends from Jernigan to the west. The proposed design utilizes this
r/w and provides additional landtocreate a65'rlw intothe project. That portion of ther/wwill be improved
with the development to continue lernigan St. into the development. UNCHANGED

Other Rights-of-Way (r/w): An additional r/w only 15'in width exists north to south across proposed lots
30,34-42. The intent is to vacate this entire r/w prior to platting. lf approved, th is Developer will ownbothsides
of this r/w and can complete the application process without reliance from the neighbors, UNCHANGED

Soils: According to information found on the NRCS database, the existing soils are Candler fine sand; typical of
well drained soils. UNCHANGED

Rezoning Narrative2.docx
PROC|VtL350, tLC

12/O7/22 Page 1of 2

Winter Street, and north of SR 50 (Cortez). lt is in Section 26, Township 22 South, Range 18 East Hernando
County. lt is known as Key numbers 346165 and 346227. UNCHANGED
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NARRATIVE
FOR

Magnolia Ridge Estates
Rezoning / Master Plan

December 2025
Streets: Jernigan Street is an existing county r/w, but unimproved to the west of its terminus at this project's
east boundary. All proposed streets will meet the County's Facilities Design Guidelines without any deviations
The streets and storm sewer system will be dedicated to Hernando County upon recording of the record plat.
UNCHANGED

Potable Water: lf approved, the Developer will extend the County-owned water system into this project. We
have received location maps from HCUD which show the closest lines to be an 8" on Jernigan at the intersection
of Crespa. A water analysis has been performed with the aid of HCUD and it shows that the future expansion
would pass County requirements for this project. All costs of such expansion would be borne by the Developer.
The record plat when recorded shall reflect these improvements being dedicated to Hcuo. f

Environmental: The existing soils and vegetation support habitat for gopher tortoise. The Developer will, prior
to any construction, conduct a wildlife assessment. UNCHANGED

Floodplain: The proJect is located within the Wiscon Basin. The FEMA map indicates the entire project is

located in zone X. There are no flood plain nodes from the Wiscon study located within the Project boundary
UNCHANGED

Drainage: lf approved, the project will be reviewed for drainage improvements and its effect on neighboring
lands by Hernando County and the Southwest Florida Water Management District (SWFWMD). The site will be
required to meet the following, for the major system:

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

One large retention area is proposed against the Suncoast Parkway at the existing low areas. This area will be
improved to the design calculation specifications. The system will recover through percolation of the existing
soils. UNCHANGED

Sanitary Sewer: The project will be served by septic tanks. The calculations indicate approximately 57 septic
systems could be installed on this property with extension of the county's water system. we are only
proposing 42. I

Traffic: Based on the latest tables from the ITE manual, the proposed project may generate up to
42 Peak Hour PM Trips. This will be further addressed at the time of concurrency when a traffic study may be
required. I

PROCIVIL36O, LLC

Rezoning Narrative2.docx 12/07122 Page 2 of2
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May 11,2026Planning and Zoning Public Hearing
Concerns regarding File Number H-26-15 Master Plan Revision

To the Hemando County Planning and Zoning Commissioners:

My husband and I live in the neighborhood that borders the proposed developments on Parcels

346165 and 346227 which are under consideration for revision of the 2023 rezoning from
Agricultural to Residential. Ours is a diverse neighborhood in every aspect, but very a unified
community when it comes to neighborhood safety, preserving the character ofour neighborhood,
and looking out for one another - the type of neighborhood community that I would think
Hemando County wants to encowage. Because of the late posting of the sign next to the lot and
the delayed posting ofdocuments on the Planning and Zoning calendar, our neighborhood has

not had the opportunity to meet in person, but we have been in contact electronically.

Areas ofconcem RE the development, many of wfuch were presented to the Hernando County
Planning and Zoning Department and the Hemando Cor.rnty Commission in 2023 when these
parcels were rezoned from Agricultural to Residential, still remain:

1. Access: SOLE access to the development on Jernigan Street takes traffrc through and will
increase traffic through the south end ofour neighborhood, as well as create potential

health and safety issues for both our neighborhood and future residents of the new
development. As an example. Winter Street has in the past experienced a serious accident

that prevented entrance into or exit out of our neighborhood for several hours. This could
have proven tragic had there been a need for an ambulance or fire truck within our
neighborhood during that incident.

Question/Recommendation made in 2023 and rgain with thfu applicrtion: Why is
Summer Street not being considered for access to the new development since its end

abuts the south end of the proposed development? Additionally, Langworthy Drive,
which was referenced in both the original application package and the Staff Report, as

well as in the current StaffReport, ends due north of the proposed development could be

connected to create the type of "grid network" that is common in most municipal codes.

as well as provide access both north and south for the proposed development. While it
may not be the developer's responsibility to complete the connection of Summer and

Pudft. HzuIc
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Langworthy, the County could cost share this grid completion with the developer, as it
will benefit the both parties, and contribute to neighborhood safety.

Furthermore, if the County Commission would reconsider the halfcent referendum for
roads that itjust voted down, funds generated might not only be used to repair and
upgrade existing roadways to meet the needs ofour growing community, but also provide
access to and from the proposed Magnolia Ridge Estates development. We would
certainly vote for such a referendum, as we did with the last one.

2. Traffic Congestion: Traffic congestion at Whter Street and State Road 50 was already
quite heary and there had been increasing numbers ofaccidents in 2023 The traffic and
numbers ofaccidents have only increased more since then, especially with the number of
new commercial establishments along State Road 50.

Question/Request: We strongly recommend a formal traffrc study, and would like to
know what plans the County is considering to deal with the increased traffic. Our
neighborhood would prefer that a study be performed and remedies for additional traflic
and congestion be addressed PRIOR to the start of construction.

3. Density: The application for rezoning suggests and the Public Notice states that the
proposed development will be 42 single family homes on approximately 0.4-acre lots.

Request: Since it is not uncommon for applications for development to change after they
are submitted, and in an effort to maintain the character ofour neighborhood we would
like assurances that the O.4-acre lots with single family homes will not increase in density
or change from single family homes.

4. Buffer: As in the initial rezoning, this application for revision and the Staff Report both
indicate buffers along the Suncoast Parkway, and the along the north and south ofthe
parcels, but no buffer along the east where our neighborhood is located. Additionally, the
application indicates that the only separation along the eastem boundary is a County l5-
foot righlof-way, that the developer may pusue vacation of, leaving no separation
between our neighborhood and the development.

Question/Request: We see from the application that Mr. Alan Garman appears to be
involved with this application, as he was with the original owner. Numerous
representatives from our neighborhood met with Mr. Garmin in 2023 and assurances
were made that the right of way and its existing trees and shrubs would remain intact. and
that none of the lots would be clearcut to build homes. Mr. Garmin stated that lots with
mature trees are more attractive to homebuyers and add value to the property.
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The new owner is a homebuilder (Palmwood Construction, aka Palmwood Holdings,
LLC) whose current construction methods appear to include clearcutting lots prior to
construction. We would like to know if the assurances Mr. Garmin provided
in 2023 will still apply. We would like to know the new owner's thoughts these issues.

5. Septic and Water Quality

Our neighborhood has no access to County sewer at this time, nor will the proposed

development.

Question/Request: Since over halfofour neighborhood still has no access to County
potable water and get their drinking water from individual wells, we would like to know
how the County will protect those homeowners from contamination of their
wells/drinking water supply with the addition of an additional 42 septic systems. The
karst topography of the Floridan Aquifer and the well-draining sandy soils above the

aquifer (that are referenced in the application) make our potable water supply very fragile
and susceptible to contamination. We would prefer that the Southwest Florida Water
Management District be involved in a review of these septic systems and their impact to
the aquifer.

6. Schools

In 2023, per the Hernando County School District, there were currently no high schools
in Hemando County that weren't already over capacity, and the elementary and middle
schools for this area were at or near capacity

Request: We request that the builder comply with the Hernando County School District's
Concurrency/Capacity requirements to ensure that this development will not exceed what
our aheady taxed school system can accommodate.

Thank you for your attention to our concems,

Barbara and James Gugliotti

Go
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Meeting: 05/11/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17464
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Rezoning Petition Submitted by Hernando Investments, Inc. (H2616)
TITLE

BRIEF OVERVIEW
Rezoning Request: 
Rezoning from PDP(GC) with specific C-4 uses to PDP(HHC) with specific C-1, C-2, I-1 and 
I-2 uses and Special Exception uses

General Location: 
Located on both the east and west sides of Nature Coast Boulevard, south of Cortez 
Boulevard and west of I-75

Parcel Key Number: 
1538081, 1538090, 1538107, 1538116, 1538125, 1538134, 1538143, 1538152, 1635172, 
1635163, 1635154, 1538063

Summary of Applicant’s Request: 
The subject site is currently undeveloped with a zoning classification of PDP(GC) with Specific 
C-4 uses. The petitioner is requesting a rezoning to PDP(HHC) with specific C-1, C-2, I-1 and 
I-2 uses listed as follows: 

The following requested uses from the C-1 District:
· Business, professional and nonprofit offices
· Restaurants with or without alcohol dispensation
· Hotels and Motels
· Light Building Material Establishment

The following requested uses from the C-2 District:
· Drive-in restaurants
· Tire and Automotive accessory establishments
· Automotive Specialty Establishments
· Automotive and Truck Rental Establishments
· Veterinarian and Animal Clinics or Hospital Establishments
· Domestic Rental Establishments
· Light Construction Service Establishments
· Automobile Service Establishments

The following permitted uses in the I-1 Light Industrial District
· Light Wholesale and Storage Establishments
· Light Outdoor Advertising Service Establishments
· Light Research, Development and Testing Laboratories

Page 1
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P&Z Agenda Item (ID # 17464) Meeting of May 11, 2026

· Light Motor Freight Transportation Establishments

The following permitted uses in the I-2 Heavy Industrial District
· Heavy Research, Development and Testing Laboratories.
· Heavy Building Material Establishments.
· Heavy Construction Service Establishments

Special Exception Commercial Uses: 
· Heavy Motor Freight Transportation Establishments.

Special Exception Industrial Uses: 
· Heavy Manufacturing
· Heavy Wholesale and Storage Establishments

It is anticipated that the Cortez Crossing Subdivision will develop with a mix of commercial and 
industrial uses, and the PDP/HHC designation provides the flexibility to develop with 
associated light commercial, heavy commercial and industrial uses with or without outdoor 
storage. Commercial uses would be located closer to SR 50 and the use mix would transition 
in intensity to the south consistent with currently developed lots in the subdivision.

STRATEGIC PLAN INITIATIVES
The request is consistent with Strategic Theme A, "Economic and Workforce Development".

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

LEGAL NOTE
The Planning and Zoning Commission has jurisdiction to make a recommendation on the 
subject application.  The Applicable Criteria for a Zoning District Amendment are contained in 
Appendix A (Zoning Code), Article VI.  The Applicable Criteria for Planned Development 
Projects are contained in Appendix A (Zoning Code), Article VIII.  The Zoning District 
Amendment to the Planned Development District and applicable PDP master plan must be 
consistent with the Comprehensive Plan. The Applicable Criteria for permitted uses for 
districts requested are contained in Appendix A (Zoning Code), Article IV, Section 3 
(Commercial Districts) and Section 4 (Industrial Districts). 

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(GC) with specific C-4 uses to PDP(HHC) with specific C-1, C-2, I-1 and I-2 uses 
and Special Exception uses with performance conditions.

Page 2
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P&Z Agenda Item (ID # 17464) Meeting of May 11, 2026

Michelle Miller Approved 04/29/2026   3:51 PM
Victoria Via Approved 04/29/2026   3:52 PM
Natasha Lopez Perez Approved 05/01/2026   3:46 PM
Toni Brady Approved 05/05/2026   7:59 PM
Natasha Lopez Perez Approved 05/06/2026   8:14 AM
Victoria Via Approved 05/06/2026  11:54 AM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Xenia Pino

Birren, Noe and PinoAYES:
Holmes, Markford and McDonaldABSENT:

Page 3
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STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: May 11, 2026  

Board of County Commissioners: July 7, 2026  
 

APPLICANT: Hernando Investments, Inc.  
 
FILE NUMBER:  H-26-16 
 
REQUEST:  Rezoning from PDP(GC) with Specific C-4 uses to PDP(HHC) with specific 

C-2, OP, I-1 and I-2 uses  
GENERAL 
LOCATION: Located on both the east and west sides of Nature Coast Boulevard, south 

of Cortez Boulevard and west of I-75 
PARCEL KEY 
NUMBER(S): 1538081, 1538090, 1538107, 1538116, 1538125, 1538134, 1538143, 
 1538152, 1635172, 1635163, 1635154, 1538063 
 
 
APPLICANT’S REQUEST 
 
The subject site is currently undeveloped with a zoning classification of PDP(GC) with Specific 
C-4 uses. The petitioner is requesting a rezoning to PDP(HHC) with specific C-2, OP, I-1 and I-
2 uses listed as follows:  
 
The following requested uses from the C-1 District: 

• Business, professional and nonprofit offices 
• Restaurants with or without alcohol dispensation 
• Hotels and Motels 
• Light Building Material Establishment 

 
The following requested uses from the C-2 District: 

• Drive-in restaurants 
• Tire and Automotive accessory establishments 
• Automotive Specialty Establishments 
• Automotive and Truck Rental Establishments 
• Veterinarian and Animal Clinics or Hospital Establishments 
• Domestic Rental Establishments 
• Light Construction Service Establishments 
• Automobile Service Establishments 

 
The following permitted uses in the I-1 Light Industrial District 

• Light Wholesale and Storage Establishments 
• Light Outdoor Advertising Service Establishments 
• Light Research, Development and Testing Laboratories 
• Light Motor Freight Transportation Establishments 
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The following permitted uses in the i-2 Heavy Industrial District 
• Heavy Research, Development and Testing Laboratories. 
• Heavy Building Material Establishments. 
• Heavy Construction Service Establishments 

 
Special Exception Commercial Uses:  

• Heavy Motor Freight Transportation Establishments. 
 

Special Exception Industrial Uses:  
• Heavy Manufacturing 
• Heavy Wholesale and Storage Establishments 

 
 
It is anticipated that the Cortez Crossing Subdivision will develop with a mix of commercial and 
industrial uses, and the PDP/HHC designation provides the flexibility to develop with associated 
light commercial, heavy commercial and industrial uses with or without outdoor storage. 
Commercial uses would be located closer to SR 50 and the use mix would transition in intensity 
to the south consistent with currently developed lots in the subdivision. 
 
SITE CHARACTERISTICS 

 
Site Size 12.53 acres  
   
Surrounding Zoning; 
Land Uses 

 
North: 

 
C-2; PDP(GHC); PDP(HHC); AG 

 South: PDP(IL) 
 East: N/A – I-75 
 West: PDP(HC); AG  
  
Current Zoning:  PDP(GC) with specific C-4 uses  
  
Future Land Use  
Map Designation:  

 
I-75/SR50 PDD 

  
 

ENVIRONMENTAL REVIEW 
 
The site is currently platted. Specific environmental considerations will be addressed at the time 
of site development.  
 
UTILITIES REVIEW 
 
The site is served by central water and sewer, provided by Hernando County. The Hernando 
County Utilities Department has significant sewer and potable water infrastructure within the 
Nature Coast Crossing subdivision, including a 12-inch water main, an 8 inch sewer gravity line 
and a major HCUD sewer pump station. 
 
The Hernando County Utilities Department has reviewed the petitioner’s request and has the 
following comments:  
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• HCUD does not currently supply water and wastewater to these parcels, water and 
wastewater is available to these parcels. HCUD has no objection to the rezoning request.  

 
ENGINEERING REVIEW 
 
All parcels in Nature Coast Crossing have direct access to Nature Coast Boulevard, a two lane 
local roadway developed specifically to serve this subdivision. Nature Coast Boulevard has direct 
access to SR 50, a six-lane arterial roadway with a full median cut. Both roadways have an 
excellent level of service. The site also has immediate access to 1-75, making the location ideal 
for employment and industrial related uses. 
 
The County Engineer has reviewed the petitioner’s request and has the following comments:  
 

• An updated Traffic Access Analysis(s) may be required as the lots are developed. Traffic 
Access Analysis shall be cumulative, accounting for all previous projects in the Cortez 
Crossing development  

• All Driveway apron connections will need to meet Hernando County Standards. Refer to 
Hernando County Facility Design Guideline IV-25/Commercial Connection.  

• Sidewalk installation required to be installed upon development for the length of each 
parcel.  

• Additional Right of Way along State Road 50 may be required.  
• Signal warrant study required, utilizing full buildout data to determine if signal needed.  
• FDOT/Florida Dept. of Transportation Access Management permit-or documentation not 

required- to be submitted upon development permitting for each parcel. 
 
FIRE RESCUE REVIEW 
 
The petitioner shall be required to meet the following fire prevention standards at the time of 
development:  
 

• 18.1: Fire department access and water supplies shall comply with this Chapter.  
• 18.5.2 Detached One- and Two-Family Dwellings: Fire hydrants shall be provided for 

detached one- and two-family dwellings in accordance with both of the following: 
o The maximum distance to a fire hydrant from the closest point on the building 

shall not exceed 600 ft (183 m). 
o The maximum distance between fire hydrants shall not exceed 800 ft (244 m). 

• 18.2.3.5.4 Dead Ends: Dead-end fire apparatus access roads in excess of 150 ft (46 m) 
in length shall be provided with approved provisions for the fire apparatus to turn around. 

 
LAND USE REVIEW 
 
Setbacks:  

 
The petitioner has proposed the following Minimum Setbacks:  

 
• Front:  35’ 
• Sides:  10’ (previously approved deviation from 20 feet)  
• Rear:  35’  
 

Buffers:  
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• East:  20’ vegetative buffer  
• West:  20’ vegetative buffer 
• North:  5’ landscape buffer 
• South:  5’ landscape buffer  

 
Comments:  The petitioner has indicated that East (1-75) and West (rear)-20 feet 

consisting of preserved native vegetation enhanced as necessary to 
achieve a consistent vegetative screen of 50% opacity after 12 months.  

Height:  
 
Maximum building height shall be sixty (60) feet for all lots, except Lots 25, 26, and 27, which 
shall have a maximum building height of seventy-five (75) feet. 
 
Lighting:  

 
County Land Development Regulations (LDRs) require lighting that enhances the visual impact 
of the project on the community and to specifically address lighting intensity levels and glare 
accordingly. Commercial buildings and projects shall be designed to provide safe, convenient 
and efficient lighting for pedestrians and vehicles. 
 

Comments:  If approved, the petitioner should be required to provide full cutoff fixtures 
and retain all light on-site and prevent any light spillage onto neighboring 
properties. 

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

 
The petitioner shall be required to meet the minimum parking requirements, calculated for each 
use at the time of site development.  

 
Outdoor Storage: 

  
The petitioner has not designated a location for Outdoor Storage; however, they have indicated 
that any outdoor storage will be located behind the building and screened by an opaque fence 
of between 5 and 8 feet in height. Screening shall maintain a 100% opacity standard.  
 
COMPREHENSIVE PLAN REVIEW 
 
The subject property is located within the I-75/SR 50 Planned Development District, which is 
designed to have a coordination of land uses, roadway network configuration and public 
infrastructure.  
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Planned Development Projects and Standards 
 
Objective 1.10C:  Planned Development Project (PDP) zoning introduces flexibility to the 

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

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

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

 
I-75/SR-50 Planned Development District 
 
Strategy 1.05A(1 ):  The I-75/SR-50 Planned Development District mapped area is 

characterized by a significant potential for future development of multiple 
land use types. The I-75/SR-50 PDD shall seek to create, to the maximum 
extent practical, a largely self-contained internally functional concentration 
of commercial, industrial, and mixed residential land uses supported by 
public infrastructure. The County intends to encourage and functionally 
integrate these land uses mainly through advance planning and 
programming of infrastructure that facilitates orderly development 
patterns.  

 
Comments:  The petitioner is proposing a mixed use heavy commercial and industrial 

development, with a variety of uses that will allow flexibility based on 
market demands upon construction. The proposed development is within 
the I-75/SR 50 PDD, bringing necessary supportive services and 
workforce development opportunities for existing and future residents of 
the community. These uses are consistent with the I-75/SR 50 PDD and 
assist in providing a balance to the overall uses proposed for the district.  

 
Any uses developed in the I-75/SR 50 PDD shall be subject to the 
surcharges as outlined in the Land Development Regulations.  

 
FINDINGS OF FACT 
 
The requested master plan revision is appropriate due to the following findings of fact:  

1. The requested rezoning is consistent with the Goals, Objectives and Strategies of the I-
75/SR50 Planned Development District  
 

2. The use is compatible with the surrounding land uses.  
 

3. The zoning is designed to have flexibility in its final uses based on market trends, 
providing valuable workforce and economic development opportunities within the 
corridor.  
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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 
PDP(GC) with Specific C-4 uses to PDP(HHC) with specific C-2, OP, I-1 and I-2 uses with the 
following performance conditions: 
 

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

2. The petitioner shall be required to provide full cutoff fixtures and retain all light on-site 
and prevent any light spillage onto neighboring residential parcels. 

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

Development Regulations at the time of site plan approval. 
 
4. The petitioner is approved for PDP(HHC) (Planned Development Project (Heavy 

Highway Commercial)) zoning with the following specific uses:  
• C-1 Uses: 

o Business, professional and nonprofit offices 
o Restaurants with or without alcohol dispensation 
o Hotels and Motels 
o Light Building Material Establishment 

 
• C-2 Uses:  

o Drive-in restaurants 
o Tire and Automotive accessory establishments 
o Automotive Specialty Establishments 
o Automotive and Truck Rental Establishments 
o Veterinarian and Animal Clinics or Hospital Establishments 
o Domestic Rental Establishments 
o Light Construction Service Establishments 
o Automobile Service Establishments 

 
• I-1 Uses:  

o Light Wholesale and Storage Establishments 

237



Hernando County Planning Department  Staff Report H-26-16 

F:\Rezonings\_2026 Rezoning Cases\H-26-16 Hernando Investments Inc\Staff Report\H2616 Staff Report.docx 7 

 

o Light Outdoor Advertising Service Establishments 
o Light Research, Development and Testing Laboratories 
o Light Motor Freight Transportation Establishments 

 
• I-2 Uses:  

o Heavy Research, Development and Testing Laboratories. 
o Heavy Building Material Establishments. 
o Heavy Construction Service Establishments 

 
• Special Exception Commercial Uses:  

o Heavy Motor Freight Transportation Establishments. 
 

• Special Exception Industrial Uses:  
o Heavy Manufacturing 
o Heavy Wholesale and Storage Establishments 

 
5. The petitioner shall be required to connect to the central water and sewer systems at 

time of vertical construction.   
 

6. An updated Traffic Access Analysis(s) may be required as the lots are developed. Traffic 
Access Analysis shall be cumulative, accounting for all previous projects in the Cortez 
Crossing development  
 

7. All Driveway apron connections will need to meet Hernando County Standards. Refer to 
Hernando County Facility Design Guideline IV-25/Commercial Connection.  
 

8. Sidewalk required to be installed along Nature Coast Boulevard for the length of each 
parcel.  

 
9. A Signal warrant study is required, utilizing full buildout data to determine if signal needed.  

 
10. FDOT/Florida Dept. of Transportation Access Management permit-or documentation not 

required- to be submitted upon development permitting for each parcel. 
 

11. Minimum Setbacks:  
Front:  35’ 
Sides:  10’ (previously approved deviation from 20 feet)  
Rear:  35’  
 

12. Minimum Buffers:  
East:  20’ vegetative buffer  
West:  20’ vegetative buffer 
North:  5’ landscape buffer 
South:  5’ landscape buffer  

 
The East (1-75) and West (rear) buffers shall consist of preserved native vegetation 
enhanced as necessary to achieve a consistent vegetative screen of 50% opacity after 
12 months.  
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13. Maximum building height shall be sixty (60) feet for all lots, except Lots 25, 26, and 27, 
which shall have a maximum building height of seventy-five (75) feet. 
 

14. The petitioner shall be required to provide full cutoff fixtures and retain all light on-site 
and prevent any light spillage onto neighboring residential parcels. 
 

15. The applicant shall be required to provide adequate parking in accordance with the Land 
Development Regulations at the time of site plan approval. 
 

16. Outdoor Storage-Outdoor storage will be located behind the building and screened by an 
opaque fence of between 5 and 8 feet in height. Screening shall maintain a 100% opacity 
standard. 

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

conditions within 30 calendar days of receipt of BCC Action from Development Services. 
Failure to submit the revised plan will result in no further development permits being 
issued. 
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H-26-16 Aerial Map
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