Hernando County Planning Department Staff Report H-18-14

BCC ACTION:

On September 11, 2018, the Board of County Commissioners voted 5-0 to adopt Resolution 2018-124
approving the petitioner’s request for a rezoning from AG/(Agricultural) to CPDP/ (Combined
Planned Development Project) to include SF/(Single Family), MF/(Multifamily), SU/(Special Use),
REC/(Recreation), PSF/(Public Service Facilities), GC/(General Commercial) with specific C-2 uses,
with deviations, with the following modified performance conditions:

1.

4,

5.

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.

Access to the Spring Center shall be allowed through Bay Drive to the west and the Explorer
K-8 driveway to the north. Access to the east and south shall be made through the currently
undeveloped properties. If access to the property cannot be gained through the undeveloped
parcels, Stephanie Drive and Chalmers Street may be considered as alternative access points.
For Stephanie Drive and Chalmers Street to be used as alternative access points, the developer
must demonstrate to the County that reasonable efforts have been made to obtain access to the
Spring Center through the undeveloped properties.

Land Uses and Intensity — the Master Plan shall consist of the following land uses:
a) Minimum size of 450 acres;
b) The following land uses are approved;

1. A mixture of residential land use types not exceeding 3,000 dwelling units with
an overall residential density of 7.00 du/acre, with no individual development
project to exceed 20 du/acre;

2. Commercial uses not exceeding 750,000 square feet;

Office uses not exceeding 250,000 square feet;

4. Recreation, institutional and public use facilities as needed for the community

and as approved by the County;

A neighborhood park system;

A community park site a minimum of 20 acres in size;

7. A site for the expansion of Explorer K-8 the purpose of which shall be
determined by an approved agreement with the School Board;

8. A site for a potable water wellfield and water storage tank determined by an
approved water and sewer agreement with Hernando County; and

9. A maximum 10-acre multipurpose public use site for a fire station and other
potential governmental uses.

[98)

SN

The following C-2 uses are specifically allowed in the Town Center:
a) Veterinarian and animal clinics or hospital service establishment
b) Alcoholic beverage dispensation
c) Public transportation terminals for buses and taxis only

The Spring Center shall be developed as a master planned community which shall incorporate
the following features:
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a) Compact development around a town center with provisions for adjacent residential
neighborhoods (town center or core);

b) A mixture of land uses;

c) A variety of residential housing types, densities and designs;

d) Multi-story and mixed-use buildings at the core of the development;

e) Pedestrian and bicycle friendly amenities and design that connects all neighborhoods
and the town center;

f) The interconnection of open spaces, commercial areas, neighborhoods, and
neighborhood parks through the use of trails, pathways, greenways and sidewalks;

g) The integration of community uses and public services within the development;

h) Commercial uses that serve the development and the surrounding area;

1) A community park to serve the recreational needs of the development and the
surrounding area;

j) Neighborhood parks to serve each distinct neighborhood;

k) Distinctive architecture;

1) A definable “edge” to allow for a transition to surrounding neighborhoods;

m) Opportunities for workforce housing;

n) Provisions for a collector roadway network with adequate operational and safety
features to access the development;

0) Curbside or “hidden” parking (no open lots);

p) Buildings brought forward to the front building line in the town center;

q) Underground utilities;

r) Streetscaping features;

s) Native drought tolerant landscaping, and Florida Friendly Landscaping™ methods;

t) Lighting that is pedestrian oriented/scaled, decorative, low level and does not intrude on
surrounding neighborhoods;

u) Coordinated decorative signage; and

v) A transit center with amenities and associated planning concepts.

6. The Town Center shall incorporate the following features and design components:
a) Pocket parks;
b) Community cultural center;
c) Pedestrian oriented urban spaces for community activities;
d) Pedestrian oriented lighting;
e) Outside seating;
f) Public art;
g) Bicycle amenities (parking racks, tool stand);
h) Water fountains and street furniture;
i) Public Bathrooms;
7)) Wider sidewalk treatments interconnected throughout the development;
k) Planting strips;
1) Shade trees;
m) Informational kiosks for community activities;
n) Shared and on-street parking; and
0) Architectural features that provide for visual interest.
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7.

10.

11.

12.

13.

A minimum of 10% of the Spring Center shall be developed to meet the definition of
Workforce housing (rented or owned). Workforce housing shall be phased in over the life of
the development at appropriate levels and shall be designated by the Developer at the time of
development. Workforce housing shall be provided in all types of housing within the Spring
Center.

The Spring Center shall incorporate street design that:
a) Encourages bicycle and pedestrian use;
b) Discourages high speed traffic; and
c) Enhances access to the town center.

For each phase of development, and prior to any related construction approvals being granted,
the Spring Center shall enter into a utility service agreement with the Hernando County
Utilities Department (HCUD) to address:

a) Wastewater capacity and needed improvements;

b) Potable water system capacity and improvements;

c) The inclusion of a wellfield and water storage tank within the development; and

d) The potential for a reuse system.

The Spring Center shall make application to amend the transportation element of the
Comprehensive Plan to designate collector roadways anticipated to serve the development as
required. At the request of the local government, the MPO Long Range Transportation Plan
shall subsequently require amendment for consistency.

For each phase of development and prior to any related construction approvals being granted,
the Spring Center / Developer shall conduct a cultural resource assessment survey in
accordance with the specifications set forth in Florida Administrative Code. All identified
resources shall be protected in accordance with the requirements of the State Division of
Historical resources.

For each phase of development, and prior to any related construction approvals being granted,
the Spring Center / Developer shall enter into an agreement with the Hernando County School
Board to address the following issues:

a) Sufficient queueing for Explorer K-8 traffic;

b) Sufficient and safe vehicle, pedestrian and bicycle access;

c) The provision of property for Explorer K-8;

d) School concurrency; and

e) Other issues as determined by the developer and the School District.
All associated access and safety issues shall be coordinated with the County Engineer.

The property 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
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proportionate share mitigation agreement between the applicant, the School District and the
County.

14.  Prior to any construction approvals being granted, the Spring Center / Developer shall enter
into a development agreement with the County, as approved by the County Engineer, that
defines:

a) The phased need for off-site and on-site road improvements to address the
transportation needs and impacts of the development;

b) The estimated costs for road improvements;

c) The responsibilities for the provision/acquisition of needed rights of way;

d) The responsibilities for construction; and

e) The sources of funding.

15. A prohibited use survey in accordance with the Groundwater Protection and Siting Ordinance
shall be required. An associated Wellhead Protection Area (WHPA) for any future well or
wellfield shall need to be delineated and modeled as part of the development process.

16. The Spring Center shall mitigate the developments’ impact on the County’s existing emergency
evacuation shelter space by providing shelter capacity within the community through a secure
facility or clubhouse with a redundant power source, or by paying a mitigation fee to the
County.

17.  The Spring Center shall mitigate the development’s impact on law enforcement and
fire/emergency services, if required to provide service, through the use of a special district, or
other funding mechanism acceptable to the County.

18.  Development within the Spring Center PDD shall incorporate:

a) Low-impact stormwater design (LID) techniques in compliance with the volume and
discharge requirements of SWFWMD and the Hernando County Facility Design
Guidelines;

b) The use of degraded wetland features with appropriate hydrology for use as enhanced
LID features;

c) Recognized and/or industry approved “Green” development building and site
development programs and standards.

d) Other programs to maximize the use of water conservation measures.

19.  The Spring Center shall incorporate Low-Impact Development (LID) methods to reduce the
impact of nutrients on the environment. These LID methods shall incorporate as many of the
following techniques where practical:

a) the use of low-impact stormwater design consisting of vegetated swales and buffers
prior to discharge of treated stormwater;

b) the use of tree cluster-rain gardens;

c) the integral use of shade trees and open areas to reduce the impacts of paved areas;

d) the use of pervious or porous pavement products;

e) the use of green roofs where feasible;

f) the use of rainwater harvesting techniques such as cisterns and rain barrels;

g) the conservation of natural areas and wetlands;
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20.

21.

22.

23.

24.

25.

26.

27.

28.

29.

30.

31.

h) the implementation of pollution prevention; and
1) the use of proper maintenance and public education

The Spring Center shall work with the County and the Southwest Water Management District
(SWFMWD) to develop strategies to reduce nutrient loading to the aquifer, and to protect
natural resources and water quality in accordance with the approved BMAP (Basin
Management Action Plan) for the Weeki Wachee Springshed.

Any proposed communication towers must make a separate application through the permitting
process outlined in the Hernando County Code and meet all required development/review
standards.

Should any retail be located away from the Town Center, an appropriate trip generation rate
shall be submitted for review and approval by the County Engineer for the use and location.

A detailed Traffic Analysis that conforms to the agreed upon methodology shall be required at
each phase of development to include all previous phases. Each phase of development may
require a Development Agreement to address impacts from the development. The applicant
shall be responsible for creating appropriate roadway connections to the County roadway
system.

The development shall be limited to a single connection point on the north, south, east and
west. Specific locations to the east and south (etherthan-Chalmer-Street-and-Stephanie Drive)
are to be determined during that Phase with a Traffic and Access Analysis approved by the
County Engineer.

Transit facilities shall be provided within the Town Center and at strategic points within other
areas as determined by the County to accommodate transit service.

The Spring Center PDD shall be responsible for the site civil infrastructure costs associated
with the public use site; including but not limited to utilities, stormwater and adequate access.

Sidewalks, multipurpose trails, pathways, greenways or parks must be used to link phases of
the Spring Center together so that all areas are pedestrian accessible.

The Spring Center shall incorporate street design that: encourages bicycle and pedestrian use;
discourages high speed traffic; and enhances access to the town center.

No residential driveways shall connect to the roadways within the Project that are designated as
internal collectors within the Spring Center.

The collector road setback requirement shall not be applied on the roadways within the Project
that are designated as internal collectors. A more appropriate setback should be based upon the
setbacks approved for the individual uses.

Community Park — a minimum of twenty (20) acres shall be dedicated, by plat, warranty deed
or other conveyance approved by the County, to Hernando County as a community park site.
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32.

33.

34.

35.

36.

37.

38.

39.

Facilities provided within this park shall be coordinated with the Hernando County Parks and
Recreation Department.

Neighborhood Parks - in addition to the Developer’s obligation concerning a community parks,
the Developer shall comply with the County’s requirements regarding neighborhood parks and
the Developer’s satisfaction of such requirements shall be without impact fee credits or offsets.

Pocket Parks — the Town Center shall incorporate “pocket parks” and “urban spaces” to
promote outdoor activity.

Multipurpose pathways shall be integrated into an open space and trail system to provide for
alternate transportation access throughout the Spring Center and shall be designed in a manner
to provide connectivity to all residential areas, the Town Center, the public use site, the school,
institutional areas, and all employment centers.

a) The multipurpose pathways shall be a minimum of eight (8) feet wide with an
appropriate treed buffer on both sides based upon the scale and intensity of adjoining
uses.

b) The multipurpose pathways shall incorporate pedestrian scale lighting;

c) The trail system shall, where possible, take advantage of drainage features and other
open space opportunities, incorporating pedestrian scale landscaping and seating areas.

Bicycle racks shall be provided in potential destination areas within the Spring Center.

The planned development project shall meet the requirements of all county regulations, plus all
applicable state and federal laws, regulations and rules. Additionally, planned development
projects shall be designed to minimize environmental impacts and incorporate existing
environmental features into the overall design of the project.

For each phase of development and prior to any related construction approvals being granted,
the Developer shall perform a comprehensive wildlife survey identifying State and Federally
listed species present or likely to occur on the property.

A State listed plant (Garberia) is present on-site. Relocation techniques shall be used to
transfer this plant to a site mutually acceptable within the County.

Prior to development of the initial phase, the Spring Center shall work with HCUD and enter
into an agreement to address the following:
a) An evaluation of existing water supply permits;
b) Water modeling for impacts an existing HCUD systems;
c) Coordination in the design of the potable water system within Spring Center and to
points of connection;
d) Location of potential potable water well sites and required land use approval,
e) Required permitting with the Southwest Florida Water Management District;
f) Wastewater system modeling for impact on the existing HCUD systems;
g) Coordination in the design of the wastewater collection and transmission system within
Spring Center and to points of connection;
h) Required permitting with the Florida Department of Environmental Protection; and
1) The potential for a reuse system.
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40.

41.

42.

43.

44,

45.

46.

The developer shall dedicate, by plat, warranty deed or other conveyance approved by the
County, a maximum of ten (10) acres for public uses within the Town Center, unless other
locations are approved in advance, in writing, by the BOCC. The public use site will need to be
of sufficient size to accommodate additional parking for the fire station.

Parking in the Town Center shall be shared between all uses and integrated throughout the
Town Center;

Parking garages shall meet the architectural design standards within the Spring Center;

An impact fee surcharge district may be considered for the Spring Center PDD to pay for
required capital infrastructure and capital facility needs.

A “residential edge” shall be established where the Spring Center single family residential use
abuts existing neighboring parcels that contain or are likely to develop into single family
residential uses.
a) The residential edge shall consist of existing vegetation, which can be augmented where
the vegetation is found to be insufficient.
b) The residential edge shall be twenty-five (25) feet wide.
c) Where lots abutting the residential edge are less than 6,000 square feet, an additional ten
(10) feet shall be added to the residential edge, making the width thirty-five (35) feet.
d) The residential edge abutting Oak Ridge Estates shall be thirty-five (35) feet.
e) The residential edge shall not be considered part of the setbacks required for residential
lots.
f) The residential edge shall be protected and maintained by the HOA.
g) In the event that a residential edge buffer is on private property, the buffer shall be
preserved in a plat.

Spring Center Perimeter - there shall be a definable edge around the perimeter of the Spring
Center development consisting of a minimum twenty-five (25) foot wide buffer, which shall
retain the natural vegetation where possible and which may be augmented with plantings where
the vegetation is insufficient.
a) Where immediately adjacent to existing Spring Hill single family detached residential
lots, Spring Center shall consist of single family detached lots.
b) Where immediately adjacent to existing Spring Hill multifamily housing lots, Spring
Center shall consist of multifamily housing lots or high density single family housing.
c) The perimeter setback shall be fifteen (15) feet, except where adjacent to existing single
family detached subdivisions where the building setback shall be thirty-five (35) feet.
d) The required perimeter buffer shall not be considered part of the setbacks required for
residential lots.
e) The perimeter buffer shall be protected and maintained by the HOA. In the event that a
perimeter buffer is on private property, the buffer shall be preserved in a plat

Moderate density housing may contain single family detached lots, single family attached lots,
villas or zero lot line lots, a portion of which shall be workforce housing. Moderate density
housing shall not exceed six (6) dwelling units per acre.
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47.

48.

49.

50.

51.

52.

53.

54.

55.

56.

High density housing may contain townhomes, villas, multi-story condominiums or apartment
buildings.
a) High density housing shall serve as a transition between the Town Center and single
family residential areas.
b) High Density housing abutting single family housing within the Spring Center shall be
separated by a thirty (30) foot buffer where no multipurpose trail is proposed.
c) High density housing abutting single family residential housing shall abide by the
height restrictions set forth in the Hernando County Code.
d) Higher density, or multifamily, housing shall be separated from single family residential
by a buffer or interconnected open space and a transition of building heights.

No phase of the Spring Center shall contain more than twenty (20) dwelling units per acre.
There shall be distinctive coordinated architecture throughout the Spring Center.

Street signage in the Spring Center shall be coordinated, decorative, and meet the minimum
standards for Emergency Services.

Community and public services shall be integrated throughout the development.

Commercial uses (including Office) within the Spring Center shall be contained within the
town center and not located on the perimeter.

The Town Center shall be designed with integrated and coordinated architecture.

Commercial site design shall provide pedestrian circulation on-site and between adjacent
properties for the purpose of providing for pedestrian circulation. All internal pedestrian
walkways shall be distinguished from driving surfaces; final design shall be coordinated with
the County Engineer.

Outdoor Lighting for the Commercial area shall meet the following land development
regulation requirements:
a) All fixtures must be full cutoff or shielded;
b) All lights must be pointed downward with the exception of low level accent lighting not
to exceed 40 watts;
c) No spillover of light is permitted beyond property boundaries;
d) Fixtures with outputs of 2.000 lumens or more require manual turn-off switches;
e) At least fifty (50) percent of all parking lot lights must be turned off within one hour
after close of business or between 10 p.m. and sunrise, whichever occurs first;
f) No pole height shall exceed twenty-five (25) feet; and
g) The placement or use of searchlights shall be prohibited.

All on-site advertising signs, including out parcels, shall be designed as part of a eensistent
coordinated signage system, which may be phased, and shall be limited to ground mounted 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 of the
code.
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57.  Development within the Spring Center shall maintain the following minimum internal lot

setbacks and dimensional criteria:

40' Wide Single Family Detached
Minimum Lot Size (Square Feet)
Front
Front/Side (Corner Lots)
Side
Rear
Lot width at the building line
Minimum Lot Frontage
Minimum Lot Frontage on a curve or cul-de-sac
Maximum Building Area

(% of lot size)

50" Wide Single Family Detached
Minimum Lot Size (Square Feet)
Front
Front/Side (Corner Lots)

Side

Rear

Lot width at the building line

Minimum Lot Frontage

Minimum Lot Frontage on a curve or cul-de-sac
Maximum Building Area

(% of lot size)

Single Family Zero Lot Line Homes
Minimum Lot Size (Square Feet)
Front
Front/Side (Corner Lots)

Side

Rear

Maximum Building Area
(% of lot size)

Single Family Semi-Detached (Duplex/Villa Lots)
Minimum Lot Size (Square Feet)
Front
Front/Side (Corner Lots)
Side
Rear
Maximum Building Area
(% of lot size)

Townhome with Driveway/Garage
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5,000
20"
20'

5¥

15'
40'
40'
20"

45%

6,000
20"
20'

5¥

15'
40'
50!
25"

45%

4,000
20"
20'
100"
15'

50%
4,000
20'
20"

51

15'

50%

43
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Minimum Lot Size (Square Feet) 1,600
Front 0
Front/Side (Corner Lots) 0'
Side 0'
Rear 15'
Building Separation Every 8 Units 10" - 15'
Maximum Building Area
(% of lot size) 80%
Multifamily
Minimum Lot Size (Square Feet) 12,000
Front 10'
Front/Side (Corner Lots) 10'
Side 10’
Rear 20'
Building Separation 15'
Maximum Building Area
(% of lot size) 50%
Town Center (Commercial and Mixed-Use Lots)
Front 0'
Side 0'
Rear 0'
58. The petitioner shall provide a revised plan in compliance with all of the performance conditions

within 30 calendar days of BCC approval. Failure to submit the revised plan shall result in no
further development permits being issued.
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