
Hernando County

Planning & Zoning Commission
John Law Ayers Commission Chambers, Room 160

20 North Main Street, Brooksville, FL 34601

Regular Meeting

Agenda

Monday, January 12, 2026 -  9:00 A.M.

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

IN ACCORDANCE WITH THE AMERICANS WITH DISABILITIES ACT, PERSONS WITH 
DISABILITIES NEEDING A SPECIAL ACCOMMODATION TO PARTICIPATE IN THIS 
PROCEEDING SHOULD CONTACT DAVE AURA, HERNANDO COUNTY RISK 
MANAGEMENT, 15470 FLIGHT PATH DRIVE, BROOKSVILLE, FL 34604, (352) 442-7787. 
IF HEARING IMPAIRED, PLEASE CALL 1-800-676-3777.

IF A PERSON DECIDES TO APPEAL ANY QUASI-JUDICIAL DECISION MADE BY THE 
BOARD, AGENCY, OR COMMISSION WITH RESPECT TO ANY MATTER CONSIDERED 
AT SUCH HEARING OR MEETING, HE OR SHE WILL NEED A RECORD OF THE 
PROCEEDING, AND THAT, FOR SUCH PURPOSE, HE OR SHE MAY NEED TO ENSURE 
THAT A VERBATIM RECORD OF THE PROCEEDING IS MADE, WHICH RECORD 
INCLUDES THE TESTIMONY AND EVIDENCE UPON WHICH THE APPEAL IS TO BE 
BASED.

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

A. CALL TO ORDER

1. Invocation

2. Pledge of Allegiance

3. Poll Commission for Ex Parte Communications

4. County Attorney Statement

5. Administering of the Oath

B. STAFF ANNOUNCEMENTS

Election of Chair of the Planning and Zoning Commission for 202616870

Election of Vice Chair of the Planning and Zoning Commission for 202616871
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Agenda January 12, 2026Regular Meeting

C. APPROVAL/MODIFICATION OF AGENDA

D. ADOPTION OF THE INFORMATION PACKETS INTO EVIDENCE

PUBLIC HEARINGS

E. UNIFIED AGENDA

Approval of Minutes for Regular Meeting of June 12, 202316858

Approval of Minutes for Regular Meeting of July 10, 202316948

Approval of Minutes for Regular Meeting of October 7, 202416831

Approval of Minutes for Regular Meeting of December 8, 202516852

F. STANDARD AGENDA

Conditional Use Permit Petition Submitted by Bryan A. Pell and Nancy L. 
Pell (CU2511)

16907

Conditional Use Permit Petition Submitted by Brian Colon and Suzanne 
Colon (CU2512)

16908

Conditional Use Permit Petition Submitted by Lee Pedone (CU2514)16909

Master Plan Revision Petition Submitted by Dire Wolf Holdings, LLC 
(H2545)

16910

Master Plan Revision Petition Submitted by SV Tampa Land LP (H2549)16911

Rezoning Petition Submitted by Dirt Doctor 11011, LLC (H2552)16912

Master Plan Revision Petition Submitted by Joseph Pastore (H2554)16913

Master Plan Revision Petition Submitted by Solid Rock Property Group 
(H2555)

16914

G. COMMISSIONERS AND STAFF ISSUES

H. ADJOURNMENT
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Meeting: 01/12/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 16870
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Election of Chair of the Planning and Zoning Commission for 2026
TITLE

BRIEF OVERVIEW
The Board will nominate and vote on the Chair of the Planning and Zoning Commission for 
2026.

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

LEGAL NOTE
N/A

RECOMMENDATION
To nominate and vote on the Chair of the Planning and Zoning Commission for 2026.

Omar DePablo Approved 12/16/2025   9:39 AM
Michelle Miller Approved 12/16/2025   9:56 AM
Victoria Via Approved 12/18/2025   9:34 AM
Natasha Lopez Perez Approved 12/18/2025   9:34 AM
Toni Brady Approved 12/18/2025   4:36 PM
Danielle Nigro Approved 12/19/2025  11:32 AM

REVIEW PROCESS

Page 1
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Meeting: 01/12/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 16871
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Election of Vice Chair of the Planning and Zoning Commission for 2026
TITLE

BRIEF OVERVIEW
The Board will nominate and vote on the Vice Chair of the Planning and Zoning Commission 
for 2026.

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

LEGAL NOTE
N/A

RECOMMENDATION
To nominate and vote on the Vice Chair of the Planning and Zoning Commission for 2026.

Omar DePablo Approved 12/16/2025   2:00 PM
Michelle Miller Approved 12/16/2025   2:04 PM
Victoria Via Approved 12/18/2025   9:34 AM
Natasha Lopez Perez Approved 12/18/2025   9:47 AM
Toni Brady Approved 12/18/2025   4:36 PM
Danielle Nigro Approved 12/19/2025  11:33 AM

REVIEW PROCESS

Page 1
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Meeting: 01/12/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 16858
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Approval of Minutes for Regular Meeting of June 12, 2023
TITLE

BRIEF OVERVIEW
The attached Minutes for the Regular Meeting of the Planning and Zoning Commission on 
June 12, 2023, are submitted for review and approval.

FINANCIAL IMPACT
N/A

LEGAL NOTE
N/A

RECOMMENDATION
The attached Minutes for the Regular Meeting of the Planning and Zoning Commission on 
June 12, 2023, are submitted for review and approval.

Heidi Prouse Delegated 12/30/2025   9:39 AM
Danielle Nigro Approved 12/30/2025  10:44 AM
Victoria Via Approved 12/30/2025   3:44 PM

REVIEW PROCESS

Page 1
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Hernando County

Planning & Zoning Commission

Regular Meeting

Minutes

June 12, 2023

CALL TO ORDER

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

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

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

Invocation

Pledge of Allegiance

Poll Commission for Ex Parte Communications

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

County Attorney Statement

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

Administering of the Oath

STAFF ANNOUNCEMENTS

There were no staff announcements.

Hernando CountyPage 1Planning & Zoning Commission
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Minutes June 12, 2023Regular Meeting

APPROVAL/MODIFICATION OF AGENDA

Motion
To approve with changes.

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

ADOPTION OF INFORMATION PACKETS INTO EVIDENCE

Motion
To adopt the packets into evidence.

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

PUBLIC HEARINGS

UNIFIED AGENDA

Chairman's Statement

Introduction of Unified Agenda

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

This item was pulled and voted on separately.

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

This item was pulled and voted on separately.

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

Motion
To approve the Unified Agenda with modifications.

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

Hernando CountyPage 2Planning & Zoning Commission
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Minutes June 12, 2023Regular Meeting

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

CP 1451037 Hammock Ridge Estates Conditional Plat

This item was pulled and voted on separately.

RECESS/RECONVENE

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

STANDARD AGENDA

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

Motion
To approve with modifications.

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

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

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

The board accepted public input on this matter.

Motion
To approve in accordance with staff conditions for a period of one (1) year expiring May 8, 
2024.

Hernando CountyPage 3Planning & Zoning Commission
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Minutes June 12, 2023Regular Meeting

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

CP 1451037 Hammock Ridge Estates Conditional Plat

There was no public input.

Motion
To approve the staff recommendation.

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

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

The Board accepted public input on this matter.

Motion
To approve the staff recommendation with modifications.

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

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

Rezoning Petition Submitted by Joseph Perry (H2312)

There was no public input.

Motion
To approve the staff recommendation.

Hernando CountyPage 4Planning & Zoning Commission
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Minutes June 12, 2023Regular Meeting

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

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

The Board accepted public input on this matter.

Motion
To approve the staff recommendation with modifications.

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

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

RECESS/RECONVENE

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

Master Plan Revision Petition by Ocean Bleu Group (H2311)

There was no public input.

Motion
To approve the staff recommendation with modifications.

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

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

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

The Board accepted public input on this matter.

Hernando CountyPage 5Planning & Zoning Commission
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Minutes June 12, 2023Regular Meeting

Motion
To approve the staff recommendation with modifications.

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

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

Rezoning Petition Submitted by Aaron and Nicole Gibson (H2314)

There was no public input.

Motion
To postpone to July 10, 2023.

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

Summary of Revisions to Landscape Buffers

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

COMMISSIONERS AND STAFF ISSUES

There were no staff issues to discuss.

ADJOURNMENT

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

UPCOMING MEETINGS

The next regular meeting of the Planning and Zoning Commission is scheduled for Monday, 
July 10, 2023, beginning at 9:00 AM, in the Commission Chambers

Hernando CountyPage 6Planning & Zoning Commission
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Meeting: 01/12/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 16948
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Approval of Minutes for Regular Meeting of July 10, 2023
TITLE

BRIEF OVERVIEW
The attached Minutes for the Regular Meeting of the Planning and Zoning Commission on 
July 10, 2023, are submitted for review and approval.

FINANCIAL IMPACT
N/A

LEGAL NOTE
N/A

RECOMMENDATION
The attached Minutes for the Regular Meeting of the Planning and Zoning Commission on 
July 10, 2023, are submitted for review and approval.

Danielle Nigro Approved 12/31/2025  10:34 AM
Victoria Via Approved 12/31/2025  12:38 PM

REVIEW PROCESS

Page 1
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Hernando County

Planning & Zoning Commission

Regular Meeting

Minutes

July 10, 2023

CALL TO ORDER

The public meeting was called to order at 9:00 a.m. on Monday, July 10, 2023, in the John 
Law Ayers Room, Government Center, Brooksville, Florida.  This meeting was advertised in 
the Hernando Sun newspaper and the Agenda Packet was available online at 
www.hernandocounty.us.

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

Members Gregory Arflack and Mike Fulford were not present at the meeting.

Invocation

Pledge of Allegiance

Poll Commission for Ex Parte Communications

Chairman McDonald, Vice Chairman Hickey, and Members Birren, Holmes, and Whiting 
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 Kyle Benda provided the standard admonition that the Planning 
and Zoning Commission decisions were to be based only on the evidence presented in the 
quasi-judicial proceedings.

Administering of the Oath

STAFF ANNOUNCEMENTS

Planning Administrator Michelle Miller announced that representatives of the School Board 
and Department of Public Works would not be in attendance at the meeting.

Hernando CountyPage 1Planning & Zoning Commission
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Minutes July 10, 2023Regular Meeting

APPROVAL/MODIFICATION OF AGENDA

Motion
To approve the Agenda.

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

ADOPTION OF INFORMATION PACKETS INTO EVIDENCE

Motion
To adopt the packets into evidence.

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

PUBLIC HEARINGS

UNIFIED AGENDA

Conditional Use Permit Petition Submitted by Normand Masse (CU2306)

This item was pulled and moved to the Standard Agenda.

CP 1448356 Leyland Preserve Conditional Plat

CP 1436723 Pine Cone Street

Motion
To approve the Unified Agenda and move Item No. 12438 [Conditional Use Permit Petition 
Submitted by Normand Masse (CU2306)] to the Standard Agenda.

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

Hernando CountyPage 2Planning & Zoning Commission
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Minutes July 10, 2023Regular Meeting

STANDARD AGENDA

Conditional Use Permit Petition Submitted by Normand Masse (CU2306)

The Board accepted public input on this matter.

Motion
To approve the staff recommendation.

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

Rezoning Petition Submitted by Aaron and Nicole Gibson (H2314)

There was no public input.

Motion
 To approve the staff recommendation.

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

Rezoning Petition Submitted by Home Builders (H2301)

The Board accepted public input on this matter.

Motion
To deny.

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

RECESS/RECONVENE

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

Rezoning Petition Submitted by Jospeh Cotroneo (H2316)

The Board accepted public input on this matter.

Hernando CountyPage 3Planning & Zoning Commission

15



Minutes July 10, 2023Regular Meeting

Motion
To approve the staff recommendation.

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

Rezoning Petition Submitted by Carlo Zarcone (H2315)

The Board accepted public input on this matter.

Motion
To approve the staff recommendation, with including the addition of a public inquiry workshop.

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

RECESS/RECONVENE

The Board recessed at 11:05 a.m. and reconvened at 11:10 a.m.

Presentation on Proposed Tiny Home Community Regulations

Chairman McDonald passed the gavel to Vice Chairman Hickey and temporarily left the  
meeting, and upon returning shortly thereafter, he resumed the Chairmanship.

COMMISSIONERS AND STAFF ISSUES

There were no issues to discuss.

ADJOURNMENT

The meeting was adjourned at 11:50 a.m.

UPCOMING MEETINGS

The next regular meeting of the Planning and Zoning Commission is scheduled for Monday, 
August 14, 2023, beginning at 9:00 AM, in the Commission Chambers.
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Meeting: 01/12/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 16831
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Approval of Minutes for Regular Meeting of October 7, 2024
TITLE

BRIEF OVERVIEW
The attached Minutes for the Regular Meeting of the Planning and Zoning Commission on 
October 7, 2024, are submitted for review and approval.

FINANCIAL IMPACT
N/A

LEGAL NOTE
N/A

RECOMMENDATION
The attached Minutes for the Regular Meeting of the Planning and Zoning Commission on 
October 7, 2024, are submitted for review and approval.

Heidi Prouse Delegated 12/30/2025   9:26 AM
Danielle Nigro Approved 12/30/2025  10:48 AM
Victoria Via Approved 12/30/2025   3:43 PM

REVIEW PROCESS

Page 1
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Hernando County

Planning & Zoning Commission

Regular Meeting

Minutes

October 7, 2024

CALL TO ORDER

The public meeting was called to order at 9:00 AM on Monday, October 7, 2024, 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
Nicholas Holmes Chairman 
W. Steve Hickey Vice Chairman 
Robert Morgan Regular Member
Justin Noe Alternate Member
Melissa Tartaglia Assistant County Attorney 
Omar DePablo Development Services Director
Scott Herring Public Works Director/County Engineer
Danielle Nigro Agenda Coordinator

Regular Members Kathryn Birren and Jonathan McDonald were not present at the meeting.

Invocation

Pledge of Allegiance

Poll Commission for Ex Parte Communications

Chairman Holmes, Member Morgan, and Alternate Member Noe announced the ex parte 
communications that they had had concerning the quasi-judicial petitions being considered at 
this meeting.

Member Hickey announced that he had had no ex parte communications concerning the 
quasi-judicial petitions being considered at this meeting.

County Attorney Statement

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

Administering of the Oath

STAFF ANNOUNCEMENTS

There were no staff announcements.

Hernando CountyPage 1Planning & Zoning Commission
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Minutes October 7, 2024Regular Meeting

APPROVAL/MODIFICATION OF AGENDA

Motion
To approve the Agenda.

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Justin Noe
AYES: Holmes, Hickey, Morgan and Noe
ABSENT: Birren and McDonald

ADOPTION OF THE INFORMATION PACKETS INTO EVIDENCE

Motion
To adopt the information packets into evidence.

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Justin Noe
AYES: Holmes, Hickey, Morgan and Noe
ABSENT: Birren and McDonald

RECESS/RECONVENE

The Board recessed at 9:10am and reconvened at 9:30am

PUBLIC HEARINGS

UNIFIED AGENDA

CP 1464819 US 98 Residential

CP 1483668 Cardinal Point Cortez

Motion
To approve the Unified Agenda.

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: W. Steven  Hickey
AYES: Holmes, Hickey, Morgan and Noe
ABSENT: Birren and McDonald

Hernando CountyPage 2Planning & Zoning Commission

19



Minutes October 7, 2024Regular Meeting

Poll Commission for Ex Parte Communications

The Board re-polled the Commission Members for ex parte communications due to a 
microphone error.

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

Member Hickey announced that he had had no ex parte communications concerning the 
quasi-judicial petitions being considered at this meeting.

County Attorney Statement

Assistant County Attorney Melissa Tartaglia 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.

STANDARD AGENDA

Rezoning Petition Submitted by Jeffrey Roble (H-24-35)

There was no public input.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Justin Noe
AYES: Holmes, Hickey, Morgan and Noe
ABSENT: Birren and McDonald

Rezoning Petition Submitted by M&R Holdings LLC (H-24-39)

There was no public input.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: W. Steven  Hickey
AYES: Holmes, Hickey, Morgan and Noe
ABSENT: Birren and McDonald

Hernando CountyPage 3Planning & Zoning Commission
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Minutes October 7, 2024Regular Meeting

Rezoning Petition Submitted by Sharon Warthen (H-24-40)

The Board accepted public input on this matter.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Justin Noe
AYES: Holmes, Hickey and Noe
NAYES: Morgan
ABSENT: Birren and McDonald

Rezoning Petition Submitted by Thomas Gaulin and Zamira Romero (H-24-41)

The Board accepted public input on this matter.

The petitioner has withdrawn his application.

Rezoning Petition Submitted by Timothy and Amber Fiori (H-24-43)

There was no public input.

Motion
To approve the staff recommendation.

RESULT: DEFEATED
MOVER: W. Steven  Hickey
SECONDER: Nicholas Holmes
AYES: Holmes and Hickey
NAYES: Morgan and Noe
ABSENT: Birren and McDonald

Motion
To approve the staff recommendation with modifications.

(Note: The motion pertained to converting the application to rezoning to AR 
[Agricultural/Residential] as approved by the Planning Department.)

Hernando CountyPage 4Planning & Zoning Commission
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Minutes October 7, 2024Regular Meeting

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: W. Steven  Hickey
AYES: Holmes, Hickey and Noe
NAYES: Morgan
ABSENT: Birren and McDonald

Rezoning Petition Submitted by Francine, Charissa and Terri Brooks (H-24-42)

There was no public input.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Justin Noe
AYES: Holmes, Hickey, Morgan and Noe
ABSENT: Birren and McDonald

COMMISSIONERS AND STAFF COMMENTS

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, 
November 4, 2024, beginning at 9:00 AM, in the Commission Chambers.
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Meeting: 01/12/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 16852
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Approval of Minutes for Regular Meeting of December 8, 2025
TITLE

BRIEF OVERVIEW
The attached Minutes for the Regular Meeting of the Planning and Zoning Commission on 
December 8, 2025, are submitted for review and approval.

FINANCIAL IMPACT
N/A

LEGAL NOTE
N/A

RECOMMENDATION
The attached Minutes for the Regular Meeting of the Planning and Zoning Commission on 
December 8, 2025, are submitted for review and approval.

Heidi Prouse Delegated 12/30/2025   9:32 AM
Danielle Nigro Approved 12/30/2025  10:46 AM
Victoria Via Approved 12/30/2025   3:43 PM

REVIEW PROCESS

Page 1
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Hernando County

Planning & Zoning Commission

Regular Meeting

Minutes

December 8, 2025

CALL TO ORDER

The public meeting was called to order at 9:00 a.m. on Monday, December 8, 2025, 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 
Axl David Vice Chairman 
Mike Fulford Alternate Member
Nicholas Holmes Regular Member
Jonathan McDonald Regular Member 
James Lipsey Ex Officio Non-voting Member (School Board Rep.)
Natasha Lopez Perez Assistant County Attorney 
Michelle Miller Senior Planner
Nichole Street Planner II
William Hunt Planner I
Erin Kluis - Briggs Grant Manager
Casey Stepp Grant Writer
Christopher Linsbeck Community Services Director
Scott Herring Public Works Director/County Engineer
Scott Rimby Utilities Development Services Supervisor
Victoria Via Agenda Coordinator

Regular Member Justin Noe was not present at the meeting.

Invocation

Pledge of Allegiance

Poll Commission for Ex Parte Communications

Members David, Holmes, McDonald, and Alternate Member Fulford announced that they had 
had no ex parte communications concerning the quasi-judicial petitions being considered at 
this meeting.

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

Hernando CountyPage 1Planning & Zoning Commission
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Minutes December 8, 2025Regular 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

Senior Planner Michelle Miller announced Planner II Nichole Street and Planner I William Hunt 
were in attendance today.

APPROVAL/MODIFICATION OF AGENDA

Motion
To approve the Agenda.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Jonathan McDonald
AYES: Holmes, Birren, David, Fulford and McDonald
ABSENT: Noe

ADOPTION OF THE INFORMATION PACKETS INTO EVIDENCE

Motion
To adopt the information packets into evidence.

RESULT: ADOPTED
MOVER: Jonathan McDonald
SECONDER: Mike Fulford
AYES: Holmes, Birren, David, Fulford and McDonald
ABSENT: Noe

PUBLIC HEARINGS

UNIFIED AGENDA

CP 1490384 Parkway Townhomes

CP 1502177 Suncoast Pines

Approval of Minutes for Regular Meeting of November 10, 2025

Motion
To approve the Unified Agenda.

Hernando CountyPage 2Planning & Zoning Commission
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Minutes December 8, 2025Regular Meeting

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Mike Fulford
AYES: Holmes, Birren, David, Fulford and McDonald
ABSENT: Noe

STANDARD AGENDA

Special Exception Use Permit Petition Submitted by David L Merritt and Lynette M. 
Merritt (SE2512)

The Board accepted public input on this matter.

Member McDonald temporarily left the meeting and returned shortly thereafter.

Motion
To deny.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Axl David
AYES: David, Fulford and McDonald
NAYES: Holmes and Birren
ABSENT: Noe

RECESS/RECONVENE

The Board recessed at 10:30 a.m. and reconvened at 10:40 a.m.

Member McDonald was not present when the meeting reconvened.

Conditional Use Permit Petition Submitted by Pamela Merrill (CU2506)

There was no public input.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Mike Fulford
AYES: Holmes, Birren, David and Fulford
ABSENT: McDonald and Noe

Hernando CountyPage 3Planning & Zoning Commission
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Minutes December 8, 2025Regular Meeting

Conditional Use Permit Petition Submitted by Christy Halbert and Troy Sweat (CU2513)

Member McDonald returned to the meeting.

The Board accepted public input on this matter.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Nicholas Holmes
AYES: Holmes, Birren, David, Fulford and McDonald
ABSENT: Noe

Rezoning Petition Submitted by Medhat Kodsi (H2477)

The Board accepted public input on this matter.

Motion
To approve the staff recommendation with modifications.

(Note: The motion pertained to Modified Performance Condition No. 11 as approved by the 
Planning Department).

RESULT: ADOPTED
MOVER: Axl David
SECONDER: Mike Fulford
AYES: Holmes, Birren, David, Fulford and McDonald
ABSENT: Noe

Rezoning Petition Submitted by Richard Roach and Kimberly Roach (H2535)

There was no public input.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Jonathan McDonald
AYES: Holmes, Birren, David, Fulford and McDonald
ABSENT: Noe

Hernando CountyPage 4Planning & Zoning Commission
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Minutes December 8, 2025Regular Meeting

Rezoning Petition Submitted by Lisa Tabbert (H2546)

The Board accepted public input on this matter.

Motion
To deny.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Axl David
AYES: Holmes, David, Fulford and McDonald
NAYES: Birren
ABSENT: Noe

Rezoning Petition Submitted by Lydia M Cruz (H2548)

There was no public input.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Axl David
SECONDER: Nicholas Holmes
AYES: Holmes, Birren and David
NAYES: Fulford and McDonald
ABSENT: Noe

RECESS/RECONVENE

The Board recessed at 11:45 a.m. and reconvened at 11:55 a.m.

Rezoning Petition Submitted by Soffron Holdings, LLC (H2551)

There was no public input.

Motion
To approve the staff recommendation with modifications.

(Note: The Motion pertained to Modified Performance Condition No. 16 as approved by the 
Planning Department).

Hernando CountyPage 5Planning & Zoning Commission

28



Minutes December 8, 2025Regular Meeting

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Nicholas Holmes
AYES: Holmes, Birren, David, Fulford and McDonald
ABSENT: Noe

Rezoning Petition Submitted by APD Advanced Stabilization LLC (d/b/a APD Foundation 
Repair) (H2553)

There was no public input.

Motion
To approve the staff recommendation.

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Axl David
AYES: Holmes, Birren, David, Fulford and McDonald
ABSENT: Noe

COMMISSIONERS AND STAFF ISSUES

Presentation of Weeki Wachee Preserve Phase 1 Project

There was Board consensus to allow public input.

The Board accept public input on this matter, with four comments in favor and none dissenting 
regarding the project.

Presentation on Draft Ordinance Regulations Governing Vacation Rentals and 
Transient Lodging Establishments 

The Board commented on the presentation.

The Board accepted public input on this matter.

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

The Board and Staff commented on various issues.

ADJOURNMENT

The meeting was adjourned at 1:10 p.m.

UPCOMING MEETINGS

The next regular meeting of the Planning and Zoning Commission is scheduled for Monday, 
January 12, 2026, beginning at 9:00 AM, in the Commission Chambers

Hernando CountyPage 6Planning & Zoning Commission
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Meeting: 01/12/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 16907
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Conditional Use Permit Petition Submitted by Bryan A. Pell and Nancy L. Pell (CU2511)
TITLE

BRIEF OVERVIEW
Request: 
Conditional Use Permit for a Second Residence Due to Medical Hardship

General Location: 
West Side of Barclay Road between Smithfield Avenue and approximately 650 feet North of 
Irving Street

Parcel Key Number: 
130799

Summary of Applicant’s Request: 
The petitioner has submitted a request for a Conditional Use Permit for a second residence 
due to a medical hardship. The family’s physician has recommended that the petitioners’ son 
move into the second residence to provide for an on-site caregiver.  

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission determine whether a hardship 
exists; if such a determination is made, the Planning & Zoning Commission may approve the 
request for a Conditional Use Permit for a Second Residence Due to Medical Hardship with 
performance conditions.

Michelle Miller Approved 12/22/2025   2:25 PM
Natasha Lopez Perez Approved 12/23/2025   2:47 PM
Toni Brady Approved 12/29/2025  10:53 AM
Victoria Via Approved 12/30/2025   9:17 AM

REVIEW PROCESS

Page 1
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F:\Conditional Use Permits\CU-25-11 Bryan A & Nancy Pell\Staff Report\Staff Report CU-25-11.docx
1 

STAFF REPORT 

HEARINGS: 

APPLICANT: 

FILE NUMBER: 

REQUEST: 

GENERAL LOCATION: 

Planning & Zoning Commission:  January 12, 2026 

Bryan A. and Nancy L. Pell 

CU-25-11 

Conditional Use Permit for a Second Residence Due to Medical 
Hardship 

West Side of Barclay Road between Smithfield Ave and 
approximately 650 feet North of Irving St.  

PARCEL KEY NUMBER: 130799 

APPLICANT’S REQUEST 

The petitioner has submitted a request for a Conditional Use Permit for a second residence 
due to a medical hardship. The family’s physician has recommended that the petitioners’ son 
move into the second residence to provide for an on-site caregiver.   

SITE CHARACTERISTICS 

Site Size 4.5 Acres 

Surrounding Zoning; 
Land Uses North: AR2; Agricultural Residential 2 

South: AR2; Agricultural Residential 2 
East: ROW & AR2; Agricultural Residential 2 
West: ROW & AR2; Agricultural Residential 2 

Current Zoning: AR2 (Agricultural Residential 2) 

Future Land Use  
Map Designation: Rural 

UTILITIES REVIEW 

The Hernando County Utilities Department (HCUD) currently supplies water service to this 
parcel. Wastewater service is currently not available. HCUD has no objection to allow a mobile 
home on the parcel, subject to connection to existing water meter when mobile home is 
installed. 

Comment: The petitioner must obtain a septic permit through the Hernando County Health 
Department and a well permit through the Southwest Florida Water Management 
District. 

31



Hernando County Planning Department Staff Report:  CU-25-11 

F:\Conditional Use Permits\CU-25-11 Bryan A & Nancy Pell\Staff Report\Staff Report CU-25-11.docx 2 

ENGINEERING REVIEW 
The site is located on the West Side of Barclay Road between Smithfield Ave 
and approximately 650 feet North of Irving St.  The Hernando County Department of Public 
Works Engineering has no objections to the conditional use for a 2nd residence.   
The applicants need to be advised that there is a road widening project for Barclay Ave.,  which 
will require up to 55-feet of right of way along Barclay Ave.  This project is currently in design 
and will be some time before the exact amount of right of way needed will be determined. 

LAND USE REVIEW 

Minimum Building Setbacks Required in the Agricultural Residential 2 District: 
• Barclay Road:  50’ 
• Smithfield Ave: 50’ 
• Side:   10’ 

A conditional use permit is intended to be used as a special permit which temporarily allows uses 
not otherwise permitted by the ordinance. The Commission can grant a conditional use permit for 
a period up to two years if they determine that a hardship exists. 

NOTICE OF APPLICANT RESPONSIBILITY 

The conditional use permit process is a land use determination and does not constitute a permit 
for either construction, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 
The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 

STAFF RECOMMENDATION: 

It is recommended that the Planning and Zoning Commission determine whether a hardship 
exists; if such a determination is made, the Planning & Zoning Commission may approve the 
request for a Conditional Use Permit for a Second Residence Due to Medical Hardship with the 
following performance conditions:  

1. The petitioner shall 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 remove the second residence upon expiration of the permit,
or when the hardship no longer exists.

3. The applicants should be aware that Barclay Ave. is scheduled for a road-
widening project that may require up to 55 feet of right-of-way. The project is still
in design, so the exact amount needed has not yet been determined.

4. The conditional use permit shall expire on January 12, 2028.
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Meeting: 01/12/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 16908
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Conditional Use Permit Petition Submitted by Brian Colon and Suzanne Colon (CU2512)
TITLE

BRIEF OVERVIEW
Request: 
Conditional Use Permit for a Temporary Security Residence Due to Personal Hardship

General Location: 
East Side of Rapidan Road approximately 350 feet North of Yellowbird Street

Parcel Key Number: 
620251

Summary of Applicant’s Request: 
The petitioners are requesting approval of a Conditional Use Permit to allow the use of a 
Recreational Vehicle (RV) as a temporary security residence.  The Petitioner is requesting to 
stay on site while they build their family home as they do not currently have a residence and 
are seeking to stay on the site for one year while they build their family home. 

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission determine whether a hardship 
exists; if such a determination is made, the Planning & Zoning Commission may approve the 
request for a Conditional Use Permit for a Temporary security residence due to personal 
hardship with performance conditions.

Michelle Miller Approved 12/22/2025   2:27 PM
Natasha Lopez Perez Approved 12/23/2025   2:43 PM
Toni Brady Approved 12/29/2025  10:41 AM
Victoria Via Approved 12/30/2025   9:17 AM

REVIEW PROCESS

Page 1
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STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission:  January 12, 2026 
 
APPLICANT: Brian Colon and Suzanne Colon 
 
FILE NUMBER: CU-25-12 
 
REQUEST: Conditional Use Permit for a Temporary Security Residence 
 
GENERAL LOCATION: East Side of Rapidan Road approximately 350 feet North of 

Yellowbird St.  
 
PARCEL KEY NUMBER: 620251 
 

 
APPLICANT’S REQUEST 

 
The petitioner is requesting approval of a Conditional Use Permit to allow the use of a 
Recreational Vehicle (RV) as a temporary security residence.  The Petitioner is requesting to 
stay on site while they build their family home.  

 
SITE CHARACTERISTICS 

 
Site Size 1.2 Acres 
   
Surrounding Zoning; 
Land Uses 

 
North: 

 
     R1C; Residential 

 South: R1C; Residential  
 East: Right-of-Way (ROW)/R1C; Residential 
 West: Right-of-Way (ROW)/R1C; Residential 
  
Current Zoning:  Residential 
  
Future Land Use  
Map Designation:  

 
Rural 

  
 
UTILITIES REVIEW 

 
The 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 conditional use to allow a RV on property while home is 
being built on parcel. 

 
Comment: The petitioner must obtain a septic permit through the Hernando County Health 

Department and a well permit through the Southwest Florida Water Management 
District.  
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ENGINEERING REVIEW 
 
The site is located on the East Side of Rapidan Road approximately 350 feet from Yellowbird 
Ave. The Engineering Department has reviewed the request and indicated they have no 
concerns with the request.  

 
LAND USE REVIEW 
 
Minimum Building Setbacks Required in the Agricultural Residential 2 District: 

• Rapidan Road: 25’ 
• Rear:   20’  
• Side:   10’  

 
A conditional use permit is intended to be used as a special permit which temporarily allows uses 
not otherwise permitted by the ordinance. The Commission can grant a conditional use permit for 
a period up to two years if they determine that a hardship exists. 

 
NOTICE OF APPLICANT RESPONSIBILITY 
 
The conditional use permit process is a land use determination and does not constitute a permit 
for either construction, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 
The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 
 
STAFF RECOMMENDATION:  
 
It is recommended that the Planning and Zoning Commission determine whether a hardship 
exists; if such a determination is made, the Planning & Zoning Commission may approve the 
request for a Conditional Use Permit for a Temporary security residence with the following 
performance conditions:  
 

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

2. No attachments or other structures shall be erected on the property or attached to the RV. 
 

3. The proposed RV shall meet the setbacks of the R1A (Residential) zoning district. 
Front: 25' 
Side: 10'  
Rear: 20' 
 

4. The petitioner shall permit onsite well and septic through the Florida Department of Health 
in Hernando County.  
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5. County personnel shall have the ability to inspect the property periodically for the duration 

of the permit to verify that performance conditions are being followed, and the use has not 
been abandoned.  A final inspection by county staff will occur within thirty (30) days 
immediately following the expiration of this permit to verify that the use has been 
discontinued.  
 

6. The Conditional Use Permit shall expire on January 12, 2028. 
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Meeting: 01/12/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 16909
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Conditional Use Permit Petition Submitted by Lee Pedone (CU2514)
TITLE

BRIEF OVERVIEW
Request: 
Conditional Use Permit for Excavation

General Location: 
South of Dashback Street and east side of Kettering Road

Parcel Key Number: 
396716

Summary of Applicant’s Request: 
On September 11, 2023, the Planning and Zoning Commission approved a Conditional Use 
Permit (CUP) for excavation on six parcels totaling 152.3 acres, with lot sizes ranging from 59 
to 118.5 acres. 

The petitioner is now requesting to renew and expand the Conditional Use Permit to include 
excavation on the remaining parcel, which contains 116.90 acres. Excavation activities will be 
limited to 40 acres per phase. 

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

LEGAL NOTE
The Planning and Zoning Commission has approval jurisdiction over the subject application.  
The Applicable Criteria for conditional use permit excavation are contained in Appendix A 
(Zoning Code), Article III, Section 3(I). The Conditional Use Approval must be consistent with 
the Comprehensive Plan.

According to Appendix A (Zoning Code), Article III, Section 3(I)(13), a conditional use permit 
for excavation will be valid for a maximum period of five (5) years and may be renewed upon 
reapplication. 

RECOMMENDATION
It is recommended that the Planning and Zoning Commission approve the Conditional Use 
Permit for Excavation for a period of five (5) years with performance conditions.

Michelle Miller Approved 12/22/2025   2:27 PM
Victoria Via Approved 12/22/2025   3:20 PM

REVIEW PROCESS

Page 1
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P&Z Agenda Item (ID # 16909) Meeting of January 12, 2026

Natasha Lopez Perez Approved 12/23/2025  11:50 AM
Toni Brady Approved 12/29/2025  10:42 AM

Page 2
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STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission:  January 12, 2026 
 
APPLICANT: Pedone Sand Mine  
 
FILE NUMBER: CU-25-14 
 
REQUEST: Conditional Use Permit for Excavation 
 
GENERAL LOCATION: South of Dashback Street and east side of Kettering Road 
 
PARCEL KEY NUMBER: 396716 
 

 
APPLICANT’S REQUEST 
 
On September 11, 2023, the Planning and Zoning Commission approved a Conditional Use 
Permit (CUP) for excavation on six parcels totaling 152.3 acres, with lot sizes ranging from 59 to 
118.5 acres. The petitioner is now requesting to renew and expand the Conditional Use Permit  
to include excavation on the remaining parcel. 
 
Excavations are allowed under the County Land Development Regulations through a Conditional 
Use Permit for up to five years, with a maximum of 40 acres at a time. The petitioner has stated 
that excavation will be limited to 40 acres per phase. Before starting each phase, all required 
buffers and silt fencing must be installed. Before completing a phase, the buffers and fencing for 
the next phase must also be in place. After each phase, the disturbed area must be stabilized—
typically by seeding, mulching, and watering—to prevent erosion, before moving to the next 
phase. 
 
Excavation will be done using front-end loaders and track-mounted excavators, extending 
vertically down to approximately 60 feet, without disturbing clay, limestone, or groundwater. 
Excavated sand will be temporarily stockpiled onsite for sale and transport. No washing, 
screening, or processing of materials will occur onsite. 
 
The excavation is planned to operate seven days per week. At the current rate, the site could 
operate for 5 more years, depending on demand. Approximately 75% of the middle 40-acre site 
has already been excavated. The 23.93-acre northern parcel and 13.96-acre southern parcel 
remain undisturbed pasture. 

 
SITE CHARACTERISTICS 

 
Site Size 116.85 Acres  
    
Surrounding 
Zoning; 
Land Uses 

 
North: 

 
PDP(IND); Undeveloped   

 

South: AG; Undeveloped  
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East: CPDP(SF and MF); 
Undeveloped 

 

 West: CPDP; Undeveloped   
   
Current Zoning:  PDP(IND)   
   
Future Land Use  
Map Designation:  

 
I-75 Planned Development Project  

 

   
UTILITIES REVIEW 

 
Hernando County Utilities Department (HCUD) does not currently supply water or wastewater 
service to this parcel. Water is available. There is also a 12” force main that runs along the 
west side of Kettering Rd. HCUD has no objection to the conditional use to renewing and 
extending the existing sand mine/pit. 
 

ENGINEERING REVIEW 
 
The property is located east of Kettering Road and south of Dashback Street. Access to the 
site will be from Kettering Road, south of Dashback Street, via Ariana Dairy Farm, which is 
also owned by the petitioner. 
The County Engineer has reviewed the request and indicated the following: 
 

1. The Road Maintenance Agreement shall be revised with Department of Public Works. 
Rate reduction is not supported.  

2. Staff has been receiving complaints along the route that the trucks are taking to get to 
Pasco County. 

3. Applicant must explain how parcels to the east of parcel key # 396716 will access 
Kettering Road.  

 
Comments:  Prior to initiating the conditional use permit, the petitioner shall coordinate 

with the Department of Public Works to revise the maintenance agreement, 
address resident complaints and concerns and address access to Kettering 
Road.  

 
LAND USE REVIEW 
 
Minimum Building Setbacks Required in the District: 

In accordance with the County Land Development Regulations Appendix A Article III Section 
3,I, Subsection 6. Setbacks The following minimum distances from the permittee property line 
shall be maintained for the identified adjacent property uses 
• West: 300’  
• East: 300’ 
• North: 100’  
• Rear: 100’ 

 
Comments: At no time shall any single parcel exceed the maximum requirement of 40.0 
   acres. Additionally, no parcel shall be paired or phased with a larger parcel 
   in order to achieve 40.0 acres 
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Buffer 
 
The buffer requirement shall be a minimum of one hundred (100) feet measured perpendicular 
from the property line. Where required, the buffer shall shield adjoining properties when viewed 
from the property line. The buffer must shield the operation at the time excavation begins. 
Shielding shall meet an eighty percent (80%) opacity standard. Berms, towers, stockpiles and 
other similar items which extend above the buffer need not be shielded. The clearing and 
stripping of vegetation from the land shall not require the pre-establishment of a buffer. If 
approved, the petitioner must meet the minimum buffering requirements of the County’s LDRs. 
The excavation of the site will have to comply with the County’s LDRs relating to excavation. 
The standards address the provision of screening (vegetative or berm), hours of operation, 
fugitive dust control, reclamation, etc. 
A conditional use permit is intended to be used as a special permit which temporarily allows 
uses not otherwise permitted by the ordinance. The Commission has the ability to grant a 
conditional use permit for a period up to five (5) years. 

 
FINDINGS OF FACT:  

 
The requested Conditional Use Permit for excavation, is appropriate based on consistency with 
the Comprehensive Plan and compatibility with the surrounding land uses. 

1. Excavation activities will be limited to a maximum of 40 acres at any given time. 
2. The petitioner is requesting approval to conduct excavation in phased sections. 
3. All required buffers and silt fencing will be installed prior to moving into each subsequent 

phase. 
4. Upon completion of each phase, the disturbed area will be promptly stabilized to prevent 

erosion. 
 

NOTICE OF APPLICANT RESPONSIBILITY 
 
The conditional use permit process is a land use determination and does not constitute a permit 
for either construction, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 
The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 
 
STAFF RECOMMENDATION:  
 
It is recommended that the Planning and Zoning Commission approve the Conditional Use Permit 
for Excavation for a period of five (5) years 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. At no time shall excavation exceed the maximum limit of 40.0 acres. Additionally, the 

parcel shall be paired or phased as necessary to ensure that excavation activities remain 
within the 40.0-acre maximum 
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3. If a clay lens is encountered during the excavation operation, the petitioner must modify 

the Excavation Permit to review the new elevation of the excavation bottom. 
 
4. The petitioner must maintain a valid SWFWMD permit prior to the issuance of the 

Excavation Permit. 
 

5. A minimum 100' buffer shall be provided along the perimeter of the excavation site. Any 
buffer that has been encroached upon by the mining operation shall be restored in 
accordance with County regulations. Where required, the buffer shall shield adjoining 
properties when viewed from the property line. The buffer shall shield the operation at the 
time excavation begins. 
 

6. A minimum 300-foot Setback along the east and west sides, and a 100-foot setback along 
the north and south sides, shall be maintained around the perimeter of the excavation site. 
Any portion of the buffer disturbed by mining activities must be restored in accordance 
with County regulations.  
 

7. The petitioner is requesting approval to conduct excavation in phased sections, with 
excavation activities limited to a maximum of 40 acres at any given time.  
 

8. All required buffers and silt fencing shall be installed prior to initiating each subsequent 
phase. Upon completion of a phase, all disturbed areas shall be promptly stabilized to 
prevent erosion. 

9. The petitioner shall coordinate with the Hernando County Planning Division to ensure no 
gopher tortoises have re-entered the excavation site 
 

10. The Road Maintenance Agreement shall be revised in coordination with the Department 
of Public Works. A rate reduction is not supported. 
 

11. The petitioner shall coordinate with the Department of Public Works to revise the 
maintenance agreement, address resident complaints and concerns, and ensure proper 
access to Kettering Road. 

 
12. The Department of Public Works has received complaints regarding the truck route used 

to access Pasco County. The petitioner shall provide a plan identifying the designated 
routes that trucks will use to travel to Pasco County. 

 
13. The Petitioner shall clarify the proposed access route to Kettering Road for the parcels 

situated east of Parcel Key #396716. 
 

14. The Conditional Use permit for excavation will expire on January 12, 2031. 
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12 S. MAIN STREET, BROOKSVILLE, FL 34601 
352-593-4255 

www.procivil360.com 
 
 
 
September 24th, 2025 
 
Hernando County  
Department of Planning & Zoning 
20 North Main Street  
Brooksville FL 34601 
 
 
RE Permit Narrative – Lee Pedone Conditional Use Permit Renewal 
 
Lee Pedone, Owner and Permittee, has retained ProCivil360, LLC, to prepare and submit the application 
for renewing and extending the Special Exception Conditional Use Permit for the existing sand mine/pit 
located at Kettering Road and Dashbach Street in Ridge Manor.   
 
The business has been operating for the past five years under a Conditional Use Permit for Excavation 
approved by the Hernando County Planning and Zoning on January 13, 2020.  The Permittee wishes to 
renew the Conditional Use Permit for Excavation under the same approved plan and conditions, and 
continue operations for another five years and possibly beyond. 
 
Pedone Sand Mine’s Environmental Resource Permit from the Southwest Florida Water Management 
District was renewed for another five year in November 2024.  The Road Maintenance Agreement with 
Hernando County remains in effect however the owner is requesting changes to the agreement outlined 
below. Available aerials included herein provide a status update on the progression of excavations.  
Millions of cubic feet of material are still available from the site.  
 
Intended Use  
Continuing sand mine operation. 
 
Site Location and Description   
The 2015 documents identified the location of the mine as 32060 Dashbach Street, Brooksville, Florida.  
The current address for the mining operation is hereby updated to 4335 Kettering Road, Brooksville FL 
34602.  The sand mine site remains the same.  The current project area is comprised of one remaining 
property; Parcel Key: 396716, . 
 
Per the Florida Land Use Cover and Forms Classifications System (FLUCFCS), the site is composed of 
unimproved pasture (Code 2120).  There is an identified wetland on the site per US Fish and Wildlife. 
The wetland is being inspected by SWFWMD to prove its real the scheduled date is 9-30-25 for 
inspection. If it is a wetland, it will be removed since it is isolated on the property and under a half acre.  
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352-593-4255 

www.procivil360.com 
 
Site Access  
Access the the site is accomplished from Kettering Road, south of Dashbach Street, via Ariana Dairy 
Farm, also owned by the Permittee.   
 
Structural Features 
Structural features (listed on the prior permit): 
 Key 396716 – manufactured home  
 Key 396716 – barn  
  
 
The mobile home will be removed if it hasn’t already.  The barn will be demolished and the well properly 
abandoned when operations move to the parcel.  No future structures are planned. 
 
Adjacent Property Ownership 
Properties within a 250 foot radius of the project site to the north and east are owned by the Permittee 
[Parcel Keys Northern portion of 396716, 536254, 541444, 1376219, 473794, 1299115].  Properties 
within a 250 foot radius of the project site to the East and south are owned by Richard Ashmead [Parcel 
Key 396725 & 1850955] and to the west Meritage Homes of Florida, Inc . [Parcel Key 1823478]. 
 
Soils 
Native soils within the project boundary are composed as follows: 

• Candler fine sand, 0-5% slopes 
• Candler fine sand, 5-8% slopes 
• Arredondo fine sand, 0-5% slopes 

 
These units are all classified as sandy soils with trace amounts clay and organic matter.  Arredondo and 
Candler series soils are considered to be excessively drained.   
 
Operational Conditions  
Sand excavation is accomplished by front end loader and track mounted excavator.  Excavation will 
extend vertically downward to an approximate elevation of 60’ NAVD88.  In no case will excavations 
extend into clay, limestone or groundwater.  Excavated sand material is temporaily stockpiled onsite 
awaiting sale and transport.  There is no washing, screening, classifying or other processing of the 
excavated materials onsite. 
 
Production rates are market driven and cannot be predicted.  The mine operates 7 days per week during 
daylight hours and provides an average of 6 jobs.  The updated plan exhibit provided herein indicates 
the extent and pace of excavation.  Prior permit drawings are included for reference.   
 
At the current rate of production, the mine could possibly operate for 5 more years, dependent on 
demand.  All other areas have been excavated to approximately 80% of what was available on the 
remaining property. 
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Excavation conditions  
The entire site encompasses several acres; however, excavation is restricted to a maximum of 40 acres 
at any given time. Prior to commencing excavation on the current 40-acre section, all required buffers 
and silt fencing must be properly installed. Before completing excavation of the existing phase, buffers 
and silt fencing for the subsequent 40-acre area must also be established prior to transitioning 
operations. Upon completion of excavation within the current phase, ground cover must be applied 
promptly to prevent erosion—typically achieved by seeding, mulching, and ensuring adequate watering 
as practiced previously. Only after these measures are in place may excavation proceed to the next 
phase. 

 
 
Drainage 
Surface water runoff over the majority of the site is generally to the NE.  No impervious surface exists 
onsite and none is proposed. Onsite stormwater runoff from the excavated area is contained within the 
excavation area.  Offsite stormwater along the north boundary is channeled to the east via an E-W 
drainage swale maintaining existing drainage patterns. 
 
Utilities 
No public water or wastewater services are utilized onsite.  Bottled water is provided for employee 
consumption.  Sanitary facilities consist of port-o-lets. 
 
Flora and Fauna 
A survey was conducted in 2014 by Creative Environmental Solutions, Inc. (CES).  The report found one 
listed species.  All gopher tortoises were removed prior to beginning mining operations.  Characteristics 
of the project’s unexcavated pasture remains unchanged from those presented in the 2014 CES report. 
 
Reclamation 
The project will be reclaimed to FLUCFCS 2110 Improved Pasture, as follows: 

• Land surface shall be stabilized and graded smooth to promote sheetflow of runoff. 
• Pre-application of granular fertilizer (15-10-15) at a rate of 300 lb/acre. 
• Hydroseeding of grass seed, species to be determined specific to time of year. 

o November to March – cool season seed mix of: 27% annual rye grass (lolium 
multiflorum); 23% Pensacola bahia (paspalum notatum); 40% unhulled Sahara 
bermuda (cynodon dactylon); and 10% Durana clover (trifolium repens) sown at a 
rate of 150 lbs/acre. 

o April to October – warm season mix of: 27% browntop millet (panicum ramosum); 
23% Pensacola bahia (paspalum notatum); 40% unhulled Sahara bermuda (cynodon 
dactylon); and 10% Durana clover (trifolium repens) sown at a rate of 150 lbs/acre. 

o Liquid fertilizer (10-44-6) at a rate of 7.5 lbs/acre. 
o Hydrogen B polymer (for moisture and nutient retention) as specified by the 

manufacturer. 
 
Road Maintenance Agreement with Hernando County request:  
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There are two requests to revise the the current Road Maintenance Agreement with the County. 

1. Payments are currently made monthly, but the owner requests quarterly payments because 
there is no online payment option and frequent travel makes monthly payments inefficient. 

1. Upon finalization of the agreement, the owner was granted access to travel either north or south 
for entry and exit from the property at a rate of $0.75 per trip. Subsequently, the County 
removed all southern access (date unknown), thereby eliminating approximately 5.91 miles of 
roadway travel to Powerline and onward to Lockhart. The sole remaining access now consists of 
approximately 2.21 miles to Kittering and State Road 50. This reduction in travel distance should 
be reflected proportionally in the maintenance costs. Please refer to the formula below for 
details. 
 

• The previous agreement allowed 8.21 miles of travel to and from the property. 
• After reduction, 2.21 miles from the site to State Road 50 are permitted. 
• This distance is roughly 27.21% of the original travel allowance. 
• Therefore, maintenance compensation requested is $0.20 per trip ($0.75 × 0.2721). 

 
 
Other 
An Environmental Resource Permit (ERP) 5-year renewal for the Pedone Sand Mine operation was 
approved on November 04, 2024.  All other required permits are current. 
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Meeting: 01/12/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 16910
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Master Plan Revision Petition Submitted by Dire Wolf Holdings, LLC (H2545)
TITLE

BRIEF OVERVIEW
Rezoning Request: 
Modification of Master Plan Revision for a site zoned CPDP/(Combined Planned Development 
Project) with PDP(SF)/Planned Development Project (Single Family), PDP(GC)/Planned 
Development Project (General Commercial) and PDP(SU)/Planned Development Project 
(Special Use) with Deviations

General Location: 
Northwest corner of Grand Entrada Boulevard and Broad Street (US Hwy 41)

Parcel Key Number: 
00381072, 00472517, 01456837, 00381027

Summary of Applicant’s Request: 
The petitioner is requesting to modify and reestablish the Master Plan for the Dire Wolf 
development. The existing zoning of CPDP (Combined Planned Development Project), 
consisting of PDP(SF)Planned Development Project (Single Family), PDP(GC) Planned 
Development Project (General Commercial), and PDP(SU) Planned Development Project 
(Special Use) with deviations, will be retained. The maximum residential density of 155 
single-family detached dwelling units will also remain unchanged.

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 approval of the 
petitioner’s request for modification and of a Master Plan Revision for a site zoned CPDP/
(Combined Planned Development Project) with PDP(SF)/Planned Development Project 
(Single Family), PDP(GC)/Planned Development Project (General Commercial) and 
PDP(SU)/Planned Development Project (Special Use) with Deviations, and performance 
conditions.

Page 1
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P&Z Agenda Item (ID # 16910) Meeting of January 12, 2026

Michelle Miller Approved 12/22/2025   3:22 PM
Natasha Lopez Perez Approved 12/23/2025   2:41 PM
Toni Brady Approved 12/29/2025  10:43 AM
Victoria Via Approved 12/30/2025   9:18 AM

REVIEW PROCESS

Page 2
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STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: January 12, 2026 

Board of County Commissioners: March 3, 2026 
 
APPLICANT: Dire Wolf Holdings, LLC 
 
FILE NUMBER:  H-25-45 
 
REQUEST:  Master Plan Revision for a site zoned CPDP/(Combined Planned 

Development Project) with PDP(SF)/Planned Development Project (Single 
Family), PDP(GC)/Planned Development Project (General Commercial) 
and PDP(SU)/Planned Development Project (Special Use) with Deviations 

 
GENERAL 
LOCATION: Northwest corner of Grand Entrada Boulevard and Broad Street 
 (US Hwy 41) 
 
PARCEL KEY 
NUMBER(S): 00381072, 00472517, 01456837, 00381027 
 
 
APPLICANT’S REQUEST 

 
The petitioner is requesting to modify and reestablish the Master Plan for the Dire Wolf 
development. The existing zoning of CPDP (Combined Planned Development Project), 
consisting of PDP(SF)Planned Development Project (Single Family), PDP(GC) Planned 
Development Project (General Commercial), and PDP(SU) Planned Development Project 
(Special Use) with deviations, will be retained. The maximum residential density of 155 
single-family detached dwelling units will also remain unchanged. 
 
The petitioner is proposing an increase in the commercial acreage from 8 acres (60,000 
square feet) to 10 acres (80,000 square feet). The original Master Plan was approved in 2022 
under Rezoning File H-25-45; however, no development activity has occurred on the site to 
date. 
 
While the applicant has indicated that no additional modifications are being proposed, staff 
has identified changes to the building setbacks and buffer areas that differ from those 
approved under Rezoning File H-21-75. These differences will be addressed in the Land Use 
Review section of this report. 
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SITE CHARACTERISTICS 
 

Site Size 64.9 acres 
   
Surrounding Zoning; 
Land Uses 

 
North: 

 
Agricultural; Undeveloped  

 South: PDP(SF)m PDP(SU); Hernando Oaks 
 East: PDP(HHC), AG; Undeveloped, Trucking 

Company 
 West: PDP(SF) PDP(SU); Hernando Oaks 
  
Current Zoning:  CPDP/(Combined Planned Development Project) with 

PDP(SF)/Planned Development Project (Single Family), 
PDP(GC)/Planned Development Project (General 
Commercial) and PDP(SU)/Planned Development 
Project (Special Use) with deviations 

  
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 at the time of commercial 
remodel permit application. 
 
UTILITIES REVIEW 
 
Hernando County Utilities (HCUD) does not currently provide water or wastewater service to the 
subject properties. Wastewater service is available; however, water capacity may be limited. 
HCUD has no objection to the proposed Master Plan revision increasing the commercial area 
from eight (8) acres to ten (10) acres, subject to a utility capacity analysis and required 
connection to the central water and sewer systems at the time of vertical construction. 
 
ENGINEERING REVIEW 
  
The subject property is located at the northwest corner of Grand Entrada Boulevard and Broad 
Street (US Highway 41). The County Engineer has reviewed the petitioner’s request and 
provides the following comments: 
 

• A Traffic Access Analysis is required, along with a Signal Analysis for the project’s 
driveway on Broad Street and for Grand Entrada Boulevard at Broad Street. 

 
• The primary access roadway functions as a frontage road and shall be constructed to 

frontage road standards, including a sidewalk. 
 

• The driveway and roadway design shall comply with Hernando County standards. 
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LAND USE REVIEW 
 
Residential Land Use Review. The petitioner is proposing the following setbacks, lot sizes and 
lot widths for each residential lot: 
 

 Residential Building Setbacks, Lot Width and Lot Sizes:  
 

• Front:     25’ 
• Side:     5’ (Previously approved deviation from 10’)  
• Rear:     15’ (Previously approved deviation from 20’) 
• Minimum lot size interior:   4,800 square feet (Previously approved deviation 

     from 6,000 square feet) 
• Minimum lot width:    40’ (Previously approved deviation from 60’) 

 
Comments: The petitioner has indicated specific locations for individual lots based 
       on proposed lot size. The subdivision shall be designed with the 
       following lot locational criteria:  
 

 •Minimum lot size (interior): 4,800 square feet  
 • Minimum lot size (exterior): 6,000 square feet 

Buffers:  
 

The petitioner must provide buffers for the residential area as indicated on the master plan 
and enhance natural buffers where necessary to 80% opacity where the proposed project 
is adjacent to Hernando Oaks. A 30ˈwide buffer at 80% opacity shall be provided along the 
west property line along that portion where proposed lots are adjacent to the property line. 

 
Comments: If approved, the petitioner must provide buffers for the residential area 
      as indicated on the master plan and enhance natural buffers where 
       necessary to 80% opacity where the proposed project is adjacent to 
       Hernando Oaks. Additionally, a 10ˈ wide buffer at 80% opacity must 
       be provided along the north property line along that portion where 
       proposed lots are adjacent to the property line. 
 

Access:  
 
To establish minimum access requirements to single-family and multifamily subdivisions, 
the Board of County Commissioners adopted a policy requiring two (2) means of access 
for subdivisions. The policy serves to provide more than one-way in and one-way out for 
residents of a subdivision, alternate routes for emergency services, interconnection 
between subdivisions, a shortened drive time for residents to the entrance/exits, and 
access points for travel direction outside of the development. A minimum of two (2) 
access points must be provided to serve any new subdivision or development pod with 
more than 50 units. If approved, individual single family and multifamily pods that exceed 
50 units must meet the two (2) means of access per pod. 
 
Additionally, Hernando County Land Development Regulations require that new single-
family and multifamily developments with more than 50 units provide at least one treed 
roadway/access way for motor vehicles extending through the length or width (whichever 
is greater) of the development with a vegetative buffer at least 10' in width.  
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 Comments: The petitioner has proposed two points of access into the development 

from the planned frontage road; one located along the southern boundary 
and another along the northern boundary of the site. 

 
 
Treed Boulevard Entrance 
 
County LDRs require that new single-family developments with more than 50 units 
provide at least one treed roadway/access way for motor vehicles extending through the 
length or width (whichever is greater) of the development with a vegetative buffer at least 
10' in width.  
 
Comments: The petitioner has not indicated the use of a treed roadway/access way 

for the proposed development. If approved, a treed roadway/access way 
shall be provided starting on the northern must entrance of the 
development. 

 
Natural Vegetation:  
 
Projects greater than twenty (20) acres shall designate an area of at least seven percent 
(7%) of the total project area as preserved natural vegetation and no construction activity 
can occur in this area.  Preserved natural vegetation areas must be a minimum of twenty 
thousand (20,000) square feet.  If approved, the petitioner must provide a minimum of 
seven percent (7%) natural vegetation.  Preserved natural vegetation and/or planted 
native vegetation may be used to meet all or part of the requirement for open space if it 
is a minimum of fifteen (15) feet in width. 
 
Comments:  The petitioner has not identified acreage set aside as natural vegetation 

for the subject development. If the master plan is approved, the petitioner 
shall be required to set aside 2.1 acres as natural vegetation; the proposed 
perimeter buffers can count toward this requirement.  

 
Fire Protection Plan:  
 
Hernando County LDRs require that a fire protection plan be completed for residential 
developments with lot sizes less than 60ˈ in width. 
  
Comments:  If approved, the petitioner shall submit a fire protection plan with the 

Conditional Plat in accordance with Hernando County LDRs. 
 

Commercial Land Use Review 

Perimeter Building Setbacks: 
 

• East (US Hwy 41): 75' (Previously approved deviation from 125') 
• North:   20' 
• South:   35' 
• West:   35' 
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 Comments:  The petitioner is requesting deviations to reduce the required building 
   setbacks from thirty-five (35) feet to twenty (20) feet along both the side 
   (south) and rear (west) property boundaries. However, pursuant to the 
   Board of County Commissioners’ approval of Rezoning File H-21-75, 
   Planning staff recommends maintaining the originally approved thirty-five 
   (35) foot setbacks along the south and west perimeters of the site. 

   It should be noted that the existing northernmost commercial tract, 
   formerly occupied by Gateway Furniture, contains an existing building 
   with an approximate setback of thirty (30) feet, which will remain  
   unchanged. 

Internal Setbacks: 
 

• East/Front:  75' (Previously approved deviation from 125') 
• Side:  20'  
• South:  35'  

Comments: The petitioner is requesting commercial setback deviations for the   
side and rear of the proposed commercial lots. The proposed master 
plan as shown, does not warrant building setback deviations. If 
approved, the petitioner must meet the minimum commercial 
requirements for the side (20') and rear (35') building setbacks. 

Buffers 

If approved the commercial outparcels must meet the minimum commercial buffering 
standards as required by the County LDR’s. 

Lighting 

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

Parking 

County Land Development Regulations (LDRs) require a minimum of 4.0 parking spaces 
per 1,000 square feet of commercial use and 0.5 parking spaces per seat for fast-food 
restaurants. 

Comment: The petitioner shall meet the minimum parking requirements of the County 
Land Development Regulations. 

 

Residential Protection Standards:  
According to Hernando County LDRs, the following residential protection standards 
apply:  
• 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.  
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• 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 residential 
district property line. Additionally, all loading bays and loading docks must be 
screened from view from the public right-of-way or single-family residential district 
property line. Screening may include landscape plantings, berms, fences or walls.  

 
Comment:  There are proposed homes near the proposed commercial outparcels. 

Potential loading/unloading areas, drive-up windows and ordering boxes 
must be directed away from the residentially zoned parcels and meet the 
minimum Residential Protection Standard distances. 

 
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 site is in the Residential land use designation and is characterized 

predominately by residential uses to the west (Hernando Oaks) and large agricultural 
tracts to the north. 

 Future Land Use Map  

 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. 

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 uses may also be allowed.  

 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 
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proliferation of urban sprawl, and the impacts to natural resources, 
including groundwater.  

 
Single-Family Housing  

 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. 

Land Use Compatibility  
 Objective 1.10B:  The County shall establish standards by which land use 

compatibility is evaluated in the review of proposals for Future 
Land Use Map amendments, zoning changes, and other land 
development applications.  

 Strategy 1.10B(2):  Zoning changes should be compatible with surrounding 
development and minimize impact to natural resources. Impacts 
may be mitigated through design of building placement, buffers, 
noise reduction, setbacks and other appropriate planning 
techniques or performance measures.  

 Strategy 1.10B(3):  Protect existing and future residential areas from encroachment of 
incompatible uses that are destructive to the character and 
integrity of the surrounding residential area. 

 Comments:  The subject property is within the Residential Future Land Use 
Classification. Compatible lot sizes within the Hernando Oaks 
Subdivision and closest to the proposed project are 50ˈ lots. The 
petitioner has indicated that the predominate product type for the 
proposed development is 50ˈ lots. The proposed 40ˈ lots will be 
located interior to the project and only border the proposed 
frontage road. 

 
FINDINGS OF FACT 
 
The request for a Master Plan Revision for a site zoned CPDP/(Combined Planned Development 
Project) with PDP(SF)/Planned Development Project (Single Family), PDP(GC)/Planned 
Development Project (General Commercial) and PDP(SU)/Planned Development Project 
(Special Use) with Deviations is appropriate based on the following conclusions: 

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

 
NOTICE OF APPLICANT RESPONSIBILITY 
 
The rezoning process is a land use determination and does not constitute a permit for either 
construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 
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The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the 
Public Records for all restrictions applicable to this property. 
 
STAFF RECOMMENDATION 
 
It is recommended that the Planning and Zoning Commission recommend approval of the 
petitioner’s request for a Master Plan Revision for a site zoned CPDP/(Combined Planned 
Development Project) with PDP(SF)/Planned Development Project (Single Family), 
PDP(GC)/Planned Development Project (General Commercial) and PDP(SU)/Planned 
Development Project (Special Use) with Deviations, and the following performance conditions: 
 

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

2. A comprehensive floral and wildlife (faunal) 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, as 
applicable. 

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

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

5. The developer shall provide geotechnical testing in accordance with the Hernando 
County Facility Design Guidelines, including DRAs to determine if subsurface karst 
features are present. 

 
6. A substantial portion of the site is located within the buffer area of known 

archaeological sites. Due to the potential presence of archaeological sites, an 
archaeological survey shall be completed prior to submittal of construction drawings. 
 

7. The petitioner shall provide the Southwest Florida Water Management District 
(SWFWMD) jurisdictional delineation lines for the on-site wetland areas to be 
retained. These areas shall be incorporated into all future site designs and plats.      
 

8. The developer shall conduct a water and sewer capacity analysis during the 
conditional plat phase and connect to the central water and sewer systems at time of 
vertical construction.   
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9. A Traffic Access Analysis is required. The Traffic Access Analysis shall be required to 
include a queuing analysis. Any improvements identified by the Traffic Access 
Analysis shall be the responsibility of the developer. 
 

10. A frontage road across the entire frontage of US Highway 41 shall be required per 
Hernando County Ordinance. 
 

11. Interconnectivity shall be provided for all commercial parcels. 
 

12. The petitioner shall provide a treed boulevard for the residential subdivision along the 
reverse frontage road, with trees located outside the right-of-way. 

 
13. The project shall comply with all applicable County and FDOT access management 

and design criteria for the existing full median opening at Pine Cabin Road and U.S. 
Highway 41 (Broad Street) 
 

14. The petitioner shall preserve and/or replant 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 buffers, open space and 
drainage areas. 

 
15. The single-family area is approved with the following land uses and minimum 

development standards: 
 

• Front: 25ˈ 

• Side: 5ˈ (Previously approved deviation from 10ˈ) 

• Rear: 15ˈ (Previously approved deviation from 20ˈ) 

• Minimum lot size: 4,800 sf (Previously approved deviation from 
6,000 square feet) 

• Minimum lot width: 40ˈ (Previously approved deviation from 60’) 

• Minimum lot size 

(interior): 

4,800 square feet (Previously approved 
deviation from 6,000 square feet) 

• Minimum lot size 

(exterior): 

6,000 square feet 

• Maximum Height: 35’ 

• The maximum permitted development intensity shall not exceed 155 

single-family detached dwelling units. 

16. The petitioner shall provide and maintain the required buffers adjacent to residential 
areas as depicted on the approved Master Plan. Where existing vegetation does not 
achieve 80% opacity, the petitioner shall enhance and/or supplement the buffer to 
meet the required opacity, including along areas adjacent to Hernando Oaks. 

• A 15-foot vegetative buffer achieving 80% opacity shall be installed along 
Grand Entrada Boulevard in front of the single-family portion of the 
development, where shown on the Master Plan. 
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• A 20-foot landscaped buffer shall be installed along Grand Entrada 

Boulevard adjacent to the commercial parcel, where shown on the Master 
Plan.  

17. Commercial - Minimum Perimeter Setbacks:  
• US Hwy 41: 75' (Previously approved deviation from 125') 
• North:  20' 
• South:  35' 
• West:  35' 

 
18. Commercial - Internal Setbacks 

• Front: 75' (Previously approved deviation from 125') 
• Side: 20' 
• South: 35' 

 
The building setbacks for the existing commercial building formerly known as 
Gateway Furniture will remain at approximately 30'. 

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

20. 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. 

 
21. The developer shall provide utility placement details showing the locations of all 

utilities on the conditional plat for lots with side setback deviations of 5 feet.  
 

22. The project has large areas of floodplain. Floodplain mitigation will be required to 
preserve the volume of the floodplain. A certificate of “no net rise” will be required.  

 
 

23. The petitioner has identified 2.5 acres as neighborhood park for the subject 
development. The proposed size exceeds the minimum requirements. If the master 
plan is approved, the petitioner shall provide the neighborhood park as indicated on 
the master plan. 
 

24. The subdivision entrance improvements currently on the site will be preserved by 
the developer. 
 

25. The petitioner shall provide a revised plan in compliance with all the performance 
conditions within 30 calendar days of receipt from County staff of the BOCC approval 
action report. Failure to submit the revised plan will result in no further development 
permits being issued. 
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DIRE WOLF HOLDINGS, LLC

KEY NOS. 38t027,38L072,4725L7 and 1455837
MASTER PLAN REVISION & REZONING NARRATIVE

AUGUST 2025

General

The subject property, consisting of approximately 64 acres, is located west of US 4VBroad Street and

north of Grand Entrada Boulevard in Section 8, Township 23 South, Range 19 East, Hernando County,

Florida. The Hernando County Property Appraiser (HCPA) identifies the property as Key Nos. 381027,

371072, 472517 and 1456837. Refer to Figure l for the project location.

Figure 1. Dire Wolf Holdings, LLC Location Map

The property's Zoning designation is C-PDP (Combined Planned Development Project). Referto Figure 2

for the project area Zoning MaP.

The property's Future Land Use (FLU) Map indicates that the subject property is in a Residential

designation. Referto Figure 3forthe project area FLU Map'
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Zoning surrounding the subject property consists of:

North: AG

South: CPDP and Planned Development Project (Special Use) Drainage (PDP (SU) DRA)

East: US 41/Broad street Right-of-Way

West: CPDP,

Project Request

The applicant is req uesting to modify and update the maste r plan for Dire Wolf (Parce I Key N os. 381027,

37t072,4725!7 and 1456837). Theircurrentzoning(CPDP) Combined Planned Development Pro.iect with

pDp Single-family (5F) and PDP (G HC) will be retained along with the maximum reside ntial density of 155

SF detached homes. The only change in entitlements being requested is an increase ln the commercial

from 8 acres to 10 acres. The application is consistentwith the Hernando County Comprehensive Plan.

Existing Approved Project Description

The assembled property is located immediately east of the Hernando Oaks community and includes a

parcel previously identified as a "village center" within the original Hernando Oaks master plan. Since

portions of that parcel contain the lowest elevations and are designated within the 100 Year flood plain, it

will be utilized primarily fordrainage retention, f loodplain mitigation and commercialparce ls along Us41.

As prese ntly approved, the great majority of homeswill be clustered on the northern parcels and buffered

from the existing homes in He rnandoOaks. Two residential points of access were approved. The nor*rem

full access will be from US 41 at an existing full median cut (with left turn lanes) across from Pine cabin

Road. This accesswill be configured in a mannerthatwill also allow future accessforan undeveloped

property to the north not owned by the applicant. The second full access will come from Grand Entrata

Boulevard at the existing paved access road on the north side of the round -a-bout located approximateV

4OO feet east of the Hernando Oaks gated entrance. These two access points will be connected by an

approvedreversefrontageroad,consistentwiththezoningapprovalandcountyregulations. commercial

lot access points were approved at northeastern end of Grand Entrada (1) and US 41 (2). Both access

points to Grand Entrada were approved in the Hernando Oaks zoning master plan and the presently

approved Dire Wolf master plan and the access aprons from Grand Entrada were constructed with the

original road.

The single family reside nces (40' & 50' wide lots) wind around existing natural features on the property.

The retention of wetlands and incorporation of f loodplain mitigation areas will place a significant potion

of the propertv in open space. A centrally-located recreational ce nte r, w h ich incorporates one of those

features is provided for. While no existing Hernando Oaks residential lots abut the boundaries of this

proposed project, a 20 foot wide natural bufferwas established where there is close proximity. The

Hernando County Utilities Department (HCUD) has potable water mains and wastewate r tra nsm isstrn

lines in the area, with wastewater being treated at the Airport WWTP'

Proposed Modification to the Zoning Master Plan

The o n ly mod if ication be ing proposed to th e zon ing maste r pla n is f o r a reconf igu ration of th e commercial

parcels along US 41 and a sliBht increase in the commercial from 8 acres (60,000 building sf) to 10 acres

iaO,OOO Uuitding si. ) The reconfiguration allows forthe southe rn commercialto be aligned with US 41 and

stretched to the north to accommodate a proposed direct access to that roadway. A direct U 4l access

3
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would reduce the impact of the commercial parcels on the Grand Entrada. All other aspects of the
approved zoning master plan will remain as presently approved.

Building Setbacks & Buffers

Perimeter

East- (from US 41) 75' - (deviation from 125' previously approved)
side - 20'

Rear - 20'

Residentiol

Front - 25'

Side - 5' (deviation from 10' previously approved)
Rear - 15' (deviation from 2d previously approved)

Minimum lot size would be 4,800 s.f . (deviation f rom 6,000 s.f.) - previously approved

Commercial

Front (from US 41): 75' (deviation from 125' previously approved)

Side:10'
Rear 15'

Rear From Frontage Road: 35'

Buffers: The buffer tracts indicated on this plan will consist of natural vegetation where possible,

e nhanced to 80% opacity where needed. Whe re site grading requires the removal of natural vegetation,

a vegetative buffe r will be landscaped within the buffer tract consisting of veSetation and opacity

consistent with county standard

Master Plan

Refer to the attached rezoning master plan included with this submittal

Draft of Protectlve Covenants

A homeowners' association will be formed to maintain common areas.

Preliminary Engineering Report

Topography

Topography on the property slopes north to south with the highest elevation of 97' on the north and a

lowest elevation of 74' on the south. Accordingly, the majorityof the drainage retention areas are

placed along the southern portion of the project. Topo8raphic mapping is provided on the zoning

master plan.

4

FEMA Floodplain
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The project is located on Federal EmergencyManagementAgency(FEMA)Flood lnsurance Rate Map
(FIRM)Community Panel12053C 0193D, effective date February2,2072. According to the FEMA FIRM,

the property contains both Flood Zone Areas A and AE with base elevatio ns of 77.6'on the south and 93.5'

on the north. Both Zone A and AE are special flood hazard areas subjectto inundation by the 7%o annual

chance f lood. Refer to Figure 4 for the project FEMA f loodplain map.

Figure 4 FEMA Floodplain MaP

Environmental

A preliminary environmental site visit was conducted. The results of the site visit are listed below

The subject property consists of a mixture of open land with an assemblage of large specimen

and majestic trees (northern portion of project area); and an area which is heavily forested

(southern portion of project area).

The project area contains a few jurisdictional isolated freshwater marshes and some other

surface water features, including water conveyance swales/ditches.

During the preliminary site visit no state or federally listed species were detected; however,

wetland dependent listed avian species may periodically visit the freshwater wetlands for
foraging.
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Soils

The subject property consists of five soil types including Nobleton f ine sand, 0 to5 percent slopes

$3.a%\; Micanopy loamy f ine sand, 2 to 5 percent slopes (27.2%), Blichton loamy f ine sand, 2 to 5
percentslopes(13.6%1, and Flemington fine sandy loam, 2to 5 percent slopes (5.8%). Ref erto Figure 5

forthe project soils map.

Figure 4. Dire Wolf Holdings, LLC Soils Map

Adequate Access AnalYsis

Two primary points of access are approved. The northern access will be from US 41 at an existing full

median cut (with left turn lanes) across f rom Pine Cabin Road. This access will be configured in a

manner that will also allow f uture access for an undeveloped property to the north not owned by the

applicant. The second entrance/exit willcome from Grand Entrada Boulevard at the existing paved

access road on the north side of the round-a-bout located 400 feet east of the Hernando Oaks gated

entrance. The 6-laned US 41 has an excellent levelof service.
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Utilities

The proposed project lies within the Hernando County Utilities service area, with available
potable water and sanitary sewer in close proximity. The existing water system can provide

adequate flow to the site for domestic and fire demands. A Utility System Analysis Report will
be provided in subsequent development phases.

Previous Development Approval

Parcel KeyNumber01455837 was partoftheoriginal HernandoOaks PDPand subsequentmodification

7
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Englno€nng

August 6, 2025

RE:
Project Name:
Application No.:

Greg,

This letter is in response to County comments relating to the project referenced above.
Enclosed for Staff review are the following items:

. CorrectedApplication

. Phase 1&2 Record Drawings
o Authorization Letter
. Phase 1&2 BacT's
. Phase 1&2 pressure test

Please note that County comments have been restated below and an explanation of our
response has been provided in italics.

HCUD has reviewed the submitted FDEP water clearance packet submitted on 6/18/25 for the

project above and have the following comments:

A. Bacteriological Sample Reports:

1. The bacteriological sample point plans and bacteriological sample point report does not

meet HCUD specification 3.13 and FDEP requirements. Since a sample point and

bacteriological sampling report for the end of the water mains at station marker 9+80 on

Cherry Bark Road, stub out to the north of the intersection of Cherry Bark Road &

Shumard Lane, and the stub out to the north of intersection of Cheery Bark Road & Grace

Road were not submitted for phase 1 clearance, all the bacteriological sample points

shown with 3 additional sample points shown at the phase line between phase 1 and

phase 2, would need to be taken on 2 consecutive days per the FDEP rules. lf phase 1

and phase 2 will request clearance at the same time as 1 packet, the entire water system

and every bacteriological sample point shown on the original sampling plan would need to

be resampled per AWWA C65'l-14.5.1. and FAC 62-555 340.

Response,' BacT's for 2 consecutive day for phase 1 & 2

Greg Watkins
Hernando County Utility Department
15365 Coftez Blvd.
Brooksville, FL 34613

Response to Request for Additional Information
Winding Oaks Subdivision phase 1&2
w22-06
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B. Revise the Water Construction Clearance Application FDEP Form 62-555.900(9) as follows

1. Part lll.A.: Provide an "original" wetted signature with date

Response: App lication has wetted original signature with date

C. Revise the Request for Letter of Release to Place Water Supply System into Service Exhibit

W6 as follows.

1. The PWS Clearance application reference a partial water clearance for phasel

however, the W6 form checked the system completed to the fullest extent of the approved

plans. Revise as necessary.

Response,' Corrected

HCUD has reviewed the submitted FDEP water clearance packet submittals for the project above

and have the following comments:

A. Bacteriological Sample Reports:

1. The bacteriological sampling report cannot be used since it shows samples taken

on 4 different days. All the bacteriological sample points shown would need to be

taken on 2 consecutive days per the FDEP rules, the entire system and every

bacteriological sample point would need to be resampled per AWWA C651-14 5 1

and FAC 62-555.340. HCUD will require the entire system to be resampled on 2

consecutive days before clearance can be requested.

Response.' Submitting Phase 1 only

B. Revise the Water Construction Clearance Application FDEP Form 62-

555.900(9) as follows:

1. Part LE.: Contact Person's E-Mail Address: Rep lace roatel@co. hernando. us

with rpatel co. hernando.fl. us

Response,' corrected

2. Parll'F ': contact Person's E-fvlail Address: Replace rpatel@co hernando us

with rpatel@co. hernando.fl. us

1

Response.' Complete

Part ll.: Complete this section by listing all deviations from the original plan

set or label N/A.
Response.' Complete
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Sincerely,

Deanne Leto
Permit Coordinator
Coastal Engineering Associates, Inc,

2. Parl lll.A.: Provide an "original" wetted signature with the date signed. The
project permittee on the first page is Gerald Cyr, however the permittee on

the third page is Michael Patrick Green. Provide a letter of authorization

stating Mr. Green can sign as an authorized person.

Response.' Complete see letter of authorization with submillal

C. As-Built Record Drawings:

1. The following comment will not hold up the FDEP potable water system

clearance. Show the connection of the B-inch water main to the 16-inch x 8-

inch tapping saddle and gate valve. Show the survey point data for this

connection.

Response.' complete

We trust that the information provided will adequately address County comments and allow

approval of the associated permit. Please contact me at your convenience if there are any

additional questions concerning this project'
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0 150 300

5' SIDE
SETBACK

25' FRONT
SETBACK

15' REAR
SETBACK

50'

1
2
0
'

5' SIDE
SETBACK

25' FRONT
SETBACK

15' REAR
SETBACK

40'

1
2
0
'

LEGEND

LANDSCAPE OR VEGETATIVE BUFFERS

RETENTION POND AREA

EXISTING WETLAND

LOCATION MAP

SITE

SINGLE FAMILY
RESIDENTIAL AREA

GENERAL COMMERCIAL
AREA

PARK / AMENITY/ OPEN SPACE AREA

REVERSE FRONTAGE ROAD

LAND USE TABLE
LAND USE ACRES DWELLING UNITS SQFT

SINGLE FAMILY & ROADS 28 155

RECREATIONAL 2.5

DRAINAGE, OPEN SPACE,
BUFFER TRACTS

24.4

COMMERCIAL 10.0 80,000 SF

TOTAL AREA ±64.9 155

TYPICAL
50'X120' SINGLE FAMILY LOT

NTS

TYPICAL
40'X120' SINGLE FAMILY LOT

NTS

NOTES:

* ALL ACREAGES AND UNITS PROVIDED IN LAND USE TABLE ARE CONCEPTUAL. FOR PLANNING
PURPOSES ONLY. FINAL NUMBER OF EACH TYPE OF USE AND ACREAGE WILL BE DETERMINED AT TIME OF
PLATTING.

* LOCATIONS OF USES ARE CONCEPTUAL AND FOR PLANNING PURPOSES ONLY. THE EXACT LOCATION
OF EACH USE WILL BE DETERMINED AT THE TIME OF PLATTING.

20' WIDTH
LANDSCAPE
BUFFER

10' WIDTH ENHANCED
VEGETATIVE BUFFER

10' WIDTH
ENHANCED
VEGETATIVE
BUFFER

15' WIDTH
ENHANCED
VEGETATIVE
BUFFER

10' WIDTH
LANDSCAPE STRIP
WITH TREES
PLANTED BOTH
SIDES 30' O.C.

Site Data
Owner/Applicant:

Dire Wolf Holdings, LLC
3655 Fantasy Way
Brooksville, FL 34604

Parcel Key Nos.: 00381027, 00381072, 00472517, and 01456837

Section/Township/Range: 8/23S/19E

Current Zoning: CPDP with single-family and General Commercial
Proposed Zoning: CPDP with single-family and General Commercial.

Area = +/- 64.9 acres

Proposed No. of Lots: 155

Perimeter Building Setbacks: (INCLUSIVE OF BUFFERS)
East (from US 41): 75'
Side: 20'
Rear: 20'

Residential Building Setbacks: Commercial Building Setbacks:
Front 25' Front: 75'
Side 5' Side: 10'
Rear 15' Rear: 15'

Rear from Frontage Rd: 35'
Buffers:
The buffer tracts for the residential area as indicated on this plan will consist of
natural vegetation where possible, enhanced to 80% opacity where needed. Where
site grading requires the removal of natural vegetation, a vegetative buffer will be
landscaped within the buffer tract consisting of vegetation and opacity consistent
with county standards. Width and types of buffers are as shown on the plan.

Flood Plain:
The project is located on Federal Emergency Management Agency (FEMA) Flood
Insurance Rate Map (FIRM) Community Panel 12053C 093D effective date February
2,2012. the property contains both Flood Zone Areas A and AE with base elevations of
77.6' on the south and 93.5' on the north.

Fire protection:
Fire hydrants will be placed throughout the community at a minimum of 250' curb
line distance Intervals which is consistent with county standards. The potable water
system will be designed to provide a minimum of 1,000 GPM for use in firefighting as
required by NFPA guidelines as required by Hernando County.

Homeowner's association documents will be in place to restrict the construction of
permanent walls that preclude access to the side yards. Fencing will be allowed to the
mid-point of the side yard of the home If constructed with a minimum 36-inch gate in
which to access the rear yard.

General notes
1. This is a planning document and is not to be considered a final design or

construction plan; also, not intended for recordation in public records. Drainage
and utility easements will be included in the final construction plans and shall meet
the requirements of Hernando County and any agencies having jurisdiction related
to this project.

2. Drainage retention area(s) are conceptually located, the actual size and location
will be determined with final engineering design.
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Meeting: 01/12/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 16911
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Master Plan Revision Petition Submitted by SV Tampa Land LP (H2549)
TITLE

BRIEF OVERVIEW
Rezoning Request: 
Master Plan Revision on Property Zoned Combined Planned Development Project (CPDP) 
with deviations

General Location: 
North side of Kelso Street, bound by Commercial Way and Downing Street

Parcel Key Number: 
1100007, 1099992 and 1259863

Summary of Applicant’s Request: 
The request is for a Master Plan Revision for Seville West. The current Master plan is vested 
by a Development Agreement approved by the Board of county commissioners on November 
19, 2013. The Development Agreement vests the Master Plan and performance conditions 
approved by the Hernando County Board of County Commissioners on August 1, 2002 
(H-02-25) unless a revised Master Plan is approved by the County pursuant to Appendix A, 
Article Vll, Section 4 of the Hernando County Code of Ordinances. 

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving a Master Plan Revision on Property 
Zoned Combined Planned Development Project (CPDP) with deviations and performance 
conditions.

Michelle Miller Approved 12/23/2025   9:37 AM
Natasha Lopez Perez Approved 12/23/2025   3:57 PM
Toni Brady Approved 12/29/2025  10:44 AM
Victoria Via Approved 12/30/2025   9:19 AM

REVIEW PROCESS

Page 1

94



Z:\PLANNING\Rezonings\_2025 Rezoning Cases\H-25-49 SV Tampa Land LP (Pinery AKA Seville)\Staff Report\H2549 Staff Report 
MLM.docx 1 

STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: January 12, 2026 

Board of County Commissioners: March 3, 2026  
 
APPLICANT: SV Tampa Land LP  
 
FILE NUMBER:  H-25-49 
 
REQUEST:  Master Plan Revision on Property Zoned Combined Planned Development 

Project (CPDP)  with deviations 
 
GENERAL 
LOCATION: North side of Kelso Street, bound by Commercial Way and Downing Street 
 
PARCEL KEY 
NUMBER(S): 1100007, 1099992 and 1259863 
 
 
APPLICANT’S REQUEST 
 
The request is for a Master Plan Revision for Seville West. The current Master plan is vested by 
a Development Agreement approved by the Board of county commissioners on November 19, 
2013. The Development Agreement vests the Master Plan and performance conditions approved 
by the Hernando County Board of County Commissioners on August 1, 2002 (H-02-25) unless a 
revised Master Plan is approved by the County pursuant to Appendix A, Article Vll, Section 4 of 
the Hernando County Code of Ordinances.  
 
The Master Plan revision is proposing the following changes:  
 

• Eliminate the Village Center 
• Realign Seville Parkway 
• Convert the previously approved golf course to greenways consisting of open space, 

drainage and passive recreation. 
• Increase the overall unit county for Seville West from 3,085 to 3,800. 
• Revising the unit mix to include a designated multifamily pod; designated single family 

pods consisting of 40-, 50- and 60-foot-wide lots; designated residential mixed-use pods 
consisting of single family, villa and townhome lots; and providing for the ability to 
designate age restricted (55+) development pods. 

• Elimination of the requirement to provide a fire station site. A location for a fire station site 
has been previously secured by the County (key numbers 327756,83529,108772l. 

• Elimination of the business park site. This site has been acquired by the State of Florida 
for the Suncoast parkway (remainder-property key 1099974-Board of Trustees of the 
internal Trust Fund). 

 
The master plan will include an associated development agreement, to be presented to the Board 
of County Commissioners upon review and approval by the respective departments.  
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Deviations Requested 
 
The petitioner has requested the following deviations:  

• Lot size and width deviations for single-family, townhome and multifamily units  
• Maximum Floor Area Ratio/Lot Coverage  
• Various setbacks based on lot type and size  

 
SITE CHARACTERISTICS  
 
Site Size  
   
Surrounding 
Zoning; 
Land Uses 

 
North: 

R1C & Citrus County: R1C Developed  

South: R1C, PDP(SF), CV & AG 
 East: CV 
 West: CV, R1C & C2 along Commercial Way  
  
Current Zoning:  CPDP 
  
Future Land Use  
Map Designation:  

Residential  

 
ENVIRONMENTAL REVIEW 
 
The petitioner conducted an environmental assessment that provided the following conclusions:  

• The subject property is a previously constructed golf course, which is now vacant, and 
some platted undeveloped lots.  

• Large, undeveloped, moderately wooded areas are situated adjacent to the former golf 
course fairways and the property lies amongst a mix of low and medium density 
residential areas, and state-owned land.  

• The potential for occurrence of protected species on the subject property is moderate. 
Gopher tortoise burrows, a state threatened species, were confirmed within the property 
boundary. There were no other state of federally listed species detected on the property 
during the listed species surveys. 

 
Comments:  The petitioner shall be required to comply with all applicable Southwest Florida 

Water management district and FWC permits.  
 
UTILITIES REVIEW 
 
The Hernando County Utilities Department (HCUD) has reviewed the petitioner’ request and has 
the following comments:  
 

• HCUD currently supplies water and wastewater service to portions of these parcels. 
HCUD has no objection to the master plan revision for Seville West subject to a utility 
capacity analysis and connection to the central water & wastewater system at time of site 
development.  
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ENGINEERING REVIEW 
 
The subject site is located on the North side of Kelso Street, bound by Commercial Way and 
Downing Street It has access from Commercial Way (US 19), a four-lane arterial roadway with 
an excellent level of service.  
 
The County Engineer has reviewed the petitioner’s request and has the following comments:  

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

• Additional comments may be forthcoming as review of Development Agreement 
requirements to revised conditions is under review by Director of Public Works, County 
Engineer.  

Comments:  The development will prepare a traffic impact study in accordance with County 
and FDOT requirements. Any required improvements will be outlined in a 
development agreement. 

 
 
LAND USE REVIEW 
The petitioner is proposing a mixed residential development, with the potential of single-family 
detached, townhome and villa units.  
 
 Access:  
 

To establish minimum access requirements to single-family and multifamily subdivisions, the 
Board of County Commissioners adopted a policy requiring two (2) means of access for 
subdivisions. The policy serves to provide more than one-way in and one-way out for 
residents of a subdivision, alternate routes for emergency services, interconnection between 
subdivisions, a shortened drive time for residents to the entrance/exits, and access points 
for travel direction outside of the development. A minimum of two (2) access points must be 
provided to serve any new subdivision or development pod with more than fifty (50) units. If 
approved, individual single family and multifamily pods that exceed fifty (50) units must meet 
the two (2) means of access per pod. 
 
Additionally, Hernando County Land Development Regulations require that new single-
family and multifamily developments with more than fifty (50) units provide at least one treed 
roadway/access way for motor vehicles extending through the length or width (whichever is 
greater) of the development with a vegetative buffer at least ten (10) foot in width.  

 
Comments:  The master plan has been previously approved for access throughout the 

development via Seville Parkway, which will be realigned if the revision is 
approved. This parkway connects the development to both US 19 and 
Ponce De Leon Boulevard.   

 
Lot Requirements  

The petitioner has proposed a mixed residential community consisting of single-family, 
townhome, villa and multifamily dwelling units. The maximum number of units shall be 
3,400 in the residential and mixed-use pods plus up to 400 multifamily units (defined 
below).  The total number of units shall not exceed 3,800. The requirements for each type 
of lot are as follows:  
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Single-Family Areas (may also include villas):   

• Minimum lot sizes 4,500, 5,500, 6,500 s.f. (Previously approved deviation from 6,000 s.f.) 
• Minimum lot widths: 50’ (deviation from 60’) 
• Minimum lot width Curve/Cul-de-sac: 30’ 
• Minimum Floor Area Ratio: 65% (deviation from 35%)  
• Maximum Height: 35’  
• Minimum Setbacks:  
o Front:  25’ 
o Side:  5' (deviation from 10’; previously approved deviation) 
o Rear:  15' (deviation from 20’; previously approved deviation) 
 

Mixed Use Areas  

Single family  
• Minimum lot size 4,500 s.f. (deviation from 5,500 s.f. (previously approved))  
• Minimum lot widths: 45’ (deviation from 60’) 
• Minimum lot width Curve/Cul-de-sac: 30’ 
• Maximum Floor Area Ratio: 65’ (deviation from 35’) 
• Maximum Height: 35’ 
• Minimum Setbacks: 

o Front:  20’ (deviation from 25’ for 45’ Lot) 
o Side:  5' (previously approved deviation from 10’) 
o Rear:  15' (previously approved deviation from 20’) 

 
Townhomes 
• Minimum lot size 3,850 1,800 s.f.  
• Minimum Lot Width: 18 feet  
• Maximum Floor Area Ratio: 75% (deviation from 35%)  
• Maximum Height: 35’ 
• Minimum Setbacks: 

o Front:  20’ (deviation from 25’) 
o Side:  0'/5' (previously approved deviation from 10’) 
o Rear:  15' (previously approved deviation from 20’) 

 
Villas  
• Maximum Lot Coverage-70% (deviation from 45%) 
• Minimum Lot Width-35 feet  
• Minimum Lot Area-3,850 square feet  
• Maximum Height-35 feet (2 stories) 
• Minimum Setbacks: 

o Front:  20' (deviation from 25') 
o Sides:  5' /0' (deviation from 10 feet) 
o Rear:  15 feet (deviation from 20 feet) 

 

Multifamily Areas  

• Maximum Number of Units: 400 
• Maximum units per building: 24 (deviation from 12) 
• Maximum lot coverage: 45% building area for the multi-family acreage 
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• Maximum Height: 45’ 
• Minimum Setbacks: 

o Front: 25’ 
o Sides: 0’ feet Internal/7.5’ External (Deviation from 10’) 
o Rear: 20’ 
o Building Separation: 15’ 

 

Monotony Control for Single-Family Lots  

All single-family detached homes shall be required to address the following requirements to 
avoid architectural monotony: 

 
• Architectural Features: To establish a difference in architectural features between 

homes of the same model type facing a street or mews, a minimum of two (2) architectural 
features shall differ on such same models on all single-family lots.  
 

o These features may include different: colors, materials (e.g., stucco, siding, brick, 
stone, etc.), elevations, arrangement of openings such as windows and doors, 
gables and eaves, dentils, cornices, trim, division of lights within windows, 
variation of building elevation (i.e., height, recessed planes etc.), porches, 
porticos, dormers, location of garage (left, right, or rear), ornamental or decorative 
garage doors, ornaments such as medallions, shutters, etc., and color or material 
of rooftops (e.g., shingles, tiles, etc.).   

o If different models of homes are adjacent to or across from each other, monotony 
is avoided.  

o For the rear of homes that back-up to or face a street, the differing appearance 
shall be accomplished, at a minimum, by the reversal of floor plans or changes in 
material colors. 

o No more than 20% of garages shall protrude more than 8 feet beyond the roof 
line of each single family detached unit built-for-sale, and each such garage 
(protruding more than 8 feet beyond the roof line) shall contain decorative garage 
fronts. 
 

• Streetscape Tree Requirements: Each single family detached home shall have at least 
one (1) of its required lot trees on or in front of the lot, which tree(s) may either be a street 
tree (in the front of the lot) or a lot tree (in the lot front yard).  

  
 Perimeter Buffers:  
 

The petitioner has proposed perimeter buffers of 20' for all residential areas or pods except 
for the east adjacent to the powerline corridor which shall be 0’ with perimeter setbacks of 
35’. 
 

Comments: All buffers shall remain undisturbed and/or enhanced to meet 80% 
opacity within 18 months of the completion of construction. Any buffer 
enhancement must be clearly identified in the plans with a planting 
cross-section included in the landscape plans. If any buffers must be 
disturbed due to the installation of utilities and/or right of way access, 
those areas must be clearly noted on the construction plans with a 
revegetation plan included as part of the landscape plans. For any 
portion of the buffer that does not meet the 80% criteria upon the 
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initialization of construction, a construction barrier fence must be 
installed where immediately adjacent to residential properties in 
accordance with the Hernando County Land Development 
Regulations. 

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

Comments:  If the master plan is approved, the applicant shall be required to 
provide a fire protection plan as part of the Conditional Plat 
submittal package.  

 
Neighborhood Parks:  
 
All developments with 50 dwelling units or more shall provide and maintain a neighborhood 
park system for use by the residents of the subdivision in accordance with the requirements 
of the LDRs. The proposed phase contains more than 50 dwelling units.  Neighborhood 
parks may count towards the minimum open space requirements. The amount of land 
provided and maintained as a neighborhood park shall be 1.0 acre for the first 50 dwelling 
units plus 1/100th of an acre for each dwelling unit over 50 up to 250 dwelling units, for a 
maximum of 3.0 acres. If approved, the development must meet the minimum neighborhood 
park requirements as required by the County’s LDRs. Individual single-family and multifamily 
pods that exceed 50 dwelling units must provide a neighborhood park. 
 

Comments: The petitioner has indicated that the Seville West master plan includes 
a centralized recreation area that will meet the requirement for 
neighborhood park acreage under Section 26. 75 of the Land 
Development Regulations. In addition, the proposed master plan 
provides greenways consisting of open space, drainage and passive 
recreation which can be counted toward this requirement. 

 
Greenways shall comprise a minimum 25' wide vegetated corridor; 
paved and/or stabilized pathways shall be allowed within greenways 
at a minimum 8' wide and shall consist of open space, passive 
recreation and retention. 

 
 

COMPREHENSIVE PLAN REVIEW 
 
The site is currently designated as Residential, Recreation, Conservation and Public Facility by 
the Hernando County 2040 Comprehensive Plan Future Land Use Map. The proposed zoning is 
consistent with the following Objectives and Strategies of the Comprehensive Plan. 
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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 1.048(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. 

 
Single-Family Housing 
 
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.  

 
 
Multi-Family Housing 
 
Strategy 1.048(4):  The Residential Category includes zoning for multi-family housing 

generally averaging 7.5 dwelling units per gross acre up to 22 dwelling 
units per gross acre in order to provide for a diversity of housing choices. 
Multifamily housing should be located within, or in close proximity to urban 
areas shown on the Adjusted Urbanized Area Map, or near shopping and 
employment centers or within Planned Development Projects. 

 
Strategy 1.048(7):  All multi-family developments shall be located such that the integrity of 

nearby established single family neighborhoods is preserved: a. multi-
family development may serve as a density transition located on the 
periphery of single family neighborhoods and connecting to higher 
intensity uses; 

 
 
Recreation Category  
Objective 1.04J: The Recreation Category allows major recreational facilities including 

private or public parks and recreational facilities, recreational lodgings, 
ancillary commercial uses and housing for security purposes. 

 
 
Conservation Category  
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Objective l.04F: The Conservation Category allows timbering (with a management plan) 
and limited resource oriented recreational activities such as hiking, 
picnicking and fishing. Accessory residential units for security purposes 
may also be allowed Analysis: The Conservation Category covers the 
entrance road (Seville Parkway) median which will remain as conservation 
open space on the updated Seville master plan. 

 
Objective 1.04K  The Public Facilities Category includes major facilities that serve a large 

portion of the County, the entire County, or that include service areas 
beyond the County. Examples include landfills, power plants, major or new 
power easements, and regional potable water and wastewater treatment 
facilities. 

 
Comments:  The subject site has existing entitlements through the vesting of the project with 

a pre-existing Development Agreement. The master plan revision retains the 
overall character of the community while eliminating commercial elements, 
focusing on a mixed-use residential community. The development is in an area 
where infrastructure is already in place. While the Comprehensive Plan allows up 
to 6 single-family dwelling units per acre, the project is proposing an average 3.47 
homes per acre, focusing on a single-family neighborhood. 

 
A portion of the land is currently marked for "Public Facilities," from when a 
wastewater treatment plant was planned for the site. Since the plant is no longer 
needed, the area can be used for residential purposes without requiring a 
Comprehensive Plan Amendment.  
 
Areas once envisioned as a golf course will now be preserved as greenways, 
parks, and natural drainage areas. Because these recreation zones were 
originally drawn as general concepts, their exact shapes may shift slightly to fit 
the final neighborhood layout while still providing the same amount of open space. 
 
The plan includes multifamily housing near the main entrance. Placing these 
homes along the collector roadway makes sense for traffic flow and creates a 
smooth transition from the main road into the quieter sections of the 
neighborhood, which will feature a mix of villas, townhomes, and traditional single-
family houses. 

 
FINDINGS OF FACT 
 
The requested Master Plan Revision on Property Zoned Combined Planned Development 
Project (CPDP) with deviations is appropriate based on the following findings of fact:  

• The subject site has existing entitlements from the previous master plan approval on the 
subject site.  

• The request is consistent with the Comprehensive Plan and is compatible with the 
surrounding uses.  

• The total number of units shall not exceed 3,800 

 
NOTICE OF APPLICANT RESPONSIBILITY 
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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 a Master Plan Revision on Property Zoned 
Combined Planned Development Project (CPDP) with deviations and the following performance 
conditions:  
 
1. The applicable developer(s) must obtain all permits from Hernando County and other 

applicable agencies and meet all applicable land development regulations (unless provided 
otherwise herein or in the companion Development Agreement approved on even date 
herewith), for either construction or use of the property, and complete all applicable 
development review processes, for each phase or portion of the Project, as applicable.  

 
2. Prior to, or simultaneous with, the conditional platting of land use areas, the developer shall 

submit a master layout plan for each land use pod, including the location of land uses, streets, 
greenways, recreation/parks and housing types. Land use pods may be subdivided by 
minimum 50' greenways. Greenways may consist of open space, drainage or trails. 

 
3. Lot sizes and housing types may vary within each residential mixed-use pod.  

 
4. Development abutting existing external platted single-family lots shall consist of single-family 

residential development and/or villas.  
 

5. The single-family areas are approved with the following land uses and minimum development 
standards: 

Single family detached 
o Minimum lot sizes 4,500, 5,500, 6,500 s.f. (Previously approved deviation from 

6,000 s.f.) 
o Minimum lot widths: 50’ (deviation from 60’) 
o Minimum lot width Curve/Cul-de-sac: 30’ 
o Minimum Floor Area Ratio: 65% (deviation from 35%)  
o Maximum Height: 35’  
o Front: 25’ 
o Side: 5' (deviation from 10’; previously approved deviation) 
o Rear: 15' (deviation from 20’; previously approved deviation) 

 
The maximum number of units shall be 3,400 in the residential and mixed-use pods plus 
up to 400 multifamily units (defined below).  The total number of units shall not exceed 
3,800.  
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6. The mixed-use areas are approved with the following land uses and minimum development 
standards: 

 
Single family  

o Minimum lot size 4,500 s.f. (deviation from 5,500 s.f. (previously approved))  
o Minimum lot widths: 45’ (deviation from 60’) 
o Minimum lot width Curve/Cul-de-sac: 30’ 
o Maximum Floor Area Ratio: 65’ (deviation from 35’) 
o Maximum Height: 35’ 
o Setbacks: 

 Front: 25 20’ (deviation from 25’ for 45’ Lot) 
 Side: 5' (previously approved deviation from 10’) 
 Rear: 15' (previously approved deviation from 20’) 

 
Townhomes 

o Minimum lot size 1,800 s.f.  
o Minimum Lot Width: 18 feet  
o Maximum Floor Area Ratio: 75% (deviation from 35%)  
o Maximum height: 35’ 
o Setbacks: 

 Front: 20’ (deviation from 25’) 
 Side: 0'/5' (previously approved deviation from 10’) 
 Rear: 15' (previously approved deviation from 20’) 
 

Villas (Villas may also be located in Single Family areas) 
o Maximum Lot Coverage-70% (deviation from 45%) 
o Minimum Lot Width-35 feet  
o Minimum Lot Area-3,850 square feet  
o Maximum Height-35 feet (2 stories) 
o Setbacks: 

 Front-20' (deviation from 25') 
 Sides- 5' /0' (deviation from 10 feet) 
 Rear-15 feet (deviation from 20 feet) 

 
7. The multifamily areas are approved with the following land uses: 

 
Multifamily 

o Maximum Number of Units: 400 
o Maximum units per building: 24 (deviation from 12) 
o Maximum lot coverage: 45% building area for the multi-family acreage 
o Maximum Height: 45’ 
o Setbacks: 

 Front: 25’ 
 Sides: 0’ feet Internal/7.5’ External (Deviation from 10’ in R-3) 
 Rear: 20’ 
 Building Separation: 15’ 

 
8. The minimum perimeter buffers shall be 20' for all residential areas or pods except for the 

east adjacent to the powerline corridor which shall be 0 with perimeter setbacks of 35’. 
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9. All buffers shall remain undisturbed and/or enhanced to meet 80% opacity within 18 months 
of the completion of construction. Any buffer enhancement must be clearly identified in the 
plans with a planting cross-section included in the landscape plans. If any buffers must be 
disturbed due to the installation of utilities and/or right of way access, those areas must be 
clearly noted on the construction plans with a revegetation plan included as part of the 
landscape plans. For any portion of the buffer that does not meet the 80% criteria upon the 
initialization of construction, a construction barrier fence must be installed where immediately 
adjacent to residential properties in accordance with the Hernando County Land 
Development Regulations.  
 

10. Greenways shall comprise a minimum 25' wide vegetated corridor. Paved and/or stabilized 
pathways shall be allowed within greenways at a minimum 8' wide and shall consist of open 
space, passive recreation and retention. A land use area shall be considered served by a 
greenway if a residential street within the land use area is accessible to the greenway. 

 
11. The petitioner shall enter into a binding development agreement with the County identifying 

the pipeline improvements necessary to facilitate the development.  
 

12. 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. 
 

13. Covenants and restrictions for this development that indicate that the community is age 
restricted shall be submitted to the Hernando County School District at the time of conditional 
plat or Site Development Permit if developed as a rental community to exempt the project 
from school concurrency requirements.  
 

14. The petitioner shall enter into an amended utility service agreement if required by the County. 
 

15. An updated Traffic Access Analysis shall be required. Any improvements identified by the 
Traffic Access Analysis will be the responsibility of the developer to install and shall be 
incorporated into a Development Agreement with the County.  
 

16. The petitioner shall provide the minimum neighborhood park acreage in accordance with the 
Hernando County Land Development Regulations. The proposed master plan includes plans 
for a centralized recreation area which shall meet the requirement for neighborhood parks 
provided it meets the minimum size requirement for aggregate acreage. If not, the 
greenways, trails, open space and passive recreation areas shall be counted toward meeting 
this requirement. 
 

17. The petitioner shall provide a wildlife survey to include a gopher tortoise survey prepared by 
a qualified professional prior to any phase of development occurring on the property. 
Furthermore, copies of any required permits shall be provided prior to the issuance of 
construction permits by Hernando County. 
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18. The petitioner shall provide a revised plan in compliance with all the performance conditions 
within 30 calendar days of receipt from county staff of the BOCC approval action report. 
Failure to submit the revised plan will result in no further development permits being issued. 

 
19. Covenant, Conditions and Restrictions (CC&Rs) will be established to govern development 

within the C/PDP.  The CC&Rs shall implement the applicable requirements of the zoning 
and associated Development Agreement and provide for enforcement by the Property 
Owners Association. The CC&Rs will be submitted to Hernando County for review and 
comment prior to final plat approval for each phase.  The CC&Rs shall be recorded against 
those portions of the Development subject to such plat.   
 

20. Invasive plant species shall be removed during the development process as required by the 
associated permitting agencies, environmental reports and development review processes. 
 

21. All the foregoing performance conditions are intended to conform to the associated 
Development Agreement for Seville West, and not to alter any requirement or condition of 
the Development Agreement.  In the event of a conflict between the Development Agreement, 
these conditions, and any County land use regulations or ordinances, the Development 
Agreement shall supersede and control.  This notwithstanding, any applicable County 
Ordinance containing additional details or regulations, which do not conflict with the 
provisions of the Development Agreement, shall govern the actions of the developer. 
 

22. The master plan shall remain valid as long as the development proceeds in accordance with 
the terms of the Development Agreement.  
 

23. Enhanced lighting beyond minimum standards shall be required as follows: 
a. Lighting throughout the Project shall be designed to shield the night sky.  Shielding 

means a fixture, either directly from the lamp or indirectly from a fixture, are 
projected below a horizontal plane running through the lowest point on the fixture 
where light is emitted.  

b. Internal residential area lighting shall not exceed 18 feet in height with full cut-off 
fixtures.  

c. Street and parking lot lighting shall be oriented downward with full electrical cut-
off fixtures.  Fifty percent of all lighting fixtures within parking lots shall be turned 
off within one hour after closing or between 11:00 pm and sunrise, whichever 
occurs first. 

d. Solar streetlighting shall be allowed within public or private road rights-of way 
areas. All street lighting shall be privately owned by the developer or its designee, 
and/or operated by the HOA, CDD or the Developer, at the Developer’s sole 
election. 

 
24. Open space and connectivity plan shall be submitted at the first conditional plat and revised 

every conditional plat thereafter. The details of the internal trail system within each 
development pod and the open spaces within each development pod, will only be delineated 
and added to the master open space and connectivity plan, as each proposed conditional 
plat is provided for such development pod. 
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50'

5' SIDE
SETBACK

CORNER LOT SIDE
SETBACK SHALL BE
20' ON ROAD SIDE

BARCELONA UNIT 1 AND PHASE 1 CONDITIONAL PLAT

SECTION ACRES LOTS DENSITY

BARCELONA UNIT 1 31.31 78 2.5

PHASE 1A 56.88 151 2.7

PHASE 1B 50.11 161 3.2

PHASE 1C 90.85 272 3

PHASE 1D 29.33 100 3.4

AMENITY TRACT 17.37 - -

SUB-TOTAL: 275.85 762 2.8

FUTURE DEVELOPMENT

TYPE OF DEVELOPMENT ACRES LOTS DENSITY

RESIDENTIAL MIXED USE &
SINGLE FAMILY

556.14 2638 4.7

MULTI-FAMILY 21.25 400 18.8

COLLECTOR ROADS 29.93

DRAINAGE AREAS, BUFFERS,
OPEN SPACE

187.98

SUB-TOTAL: 795.30 3038 3.79

GRAND TOTAL: 1071.02 3800 3.55

SINGLE-FAMILY VILLAS TOWNHOMES

MINIMUM LOT
WIDTH

45' 35' 18'

MINIMUM
FRONTAGE ALONG

CURVE
30' 25' 15'

MINIMUM LOT
SQFT

4,500 SF 3,850 SF 1,800 SF

MAXIMUM
BUILDING HEIGHT

35' 35' 35'

MAXIMUM
BUILDING AREA

RATIO
65% 70% 75%

NOTES:

* SINGLE FAMILY USE COMPRISED OF SINGLE FAMILY DETACHED AND / OR VILLAS.

* RESIDENTIAL MIXED USE COMPRISED OF SINGLE FAMILY, VILLAS, AND /OR TOWNHOMES.

TYPICAL
45' SINGLE FAMILY LOT
MINIMUM LOT SIZE 4,500 SF

TYPICAL
4 UNIT TOWNHOME TRACT VILLA LOT MIN. REQUIREMENTS

MINIMUM LOT SIZE 3,850 SF

35' 35'

5' SIDE
SETBACK

20' FRONT /
CORNER LOT

SETBACK

15' REAR
SETBACK

0' SIDE
SETBACK

SITE DATA

OWNER: NEW SEVILLE 2011 DEVELOPMENT, LLC & SV TAMPA LAND LP

APPLICANT: SV TAMPA LAND LP

PARCEL KEY NO: 1099992, 1100007, 1259863

SECTION/TOWNSHIP/RANGE: 5/21S/18E, 6/21S/18E, 7/21S/18E, & 8/21S/18E

CURRENT ZONING: CPDP

PROPOSED ZONING: CPDP

AREA = +/- 1,079.98 ACRES

PERIMETER BUFFERS: PERIMETER SETBACK:

SOUTH: 20' SOUTH: 35'

EAST: 0' EAST: 35'

WEST: 20' WEST: 35'

NORTH: 20' NORTH: 35'

WEST & NORTH MULTI-FAMILY: 50'

FEMA FLOODPLAIN:

THE PROJECT IS LOCATED ON FEDERAL EMERGENCY MANAGEMENT AGENCY (FEMA) FLOOD INSURANCE RATE
MAP (FIRM) COMMUNITY PANELS 12053C0042D AND 12053C0041E, EFFECTIVE DATE OF 2/1/2012. ACCORDING
TO THE FIRM PANEL, THE PROJECT AREA CONTAINS AREAS IN ZONE "AE".

GENERAL NOTES:

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

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

MINIMUM LOT SIZE 1,800 SF

MULTI-FAMILY STANDARDS

MAXIMUM UNITS PER BUILDING: 24

MAXIMUM LOT COVERAGE: 45% BUILDING AREA

COVERAGE FOR GROSS
MULTI-FAMILY ACREAGE.

MAXIMUM HEIGHT: 45'

SETBACKS:

FRONT: 25'

SIDES: 0' INTERNAL / 7.5 EXTERNAL

REAR: 20'

BUILDING SEPARATION: 15 FEET

PARCEL 1259863 (8.96 ACRES)

SCALE 1" = 600'

TYPICAL
50' SINGLE FAMILY LOT
MINIMUM LOT SIZE 5,500 SF
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Meeting: 01/12/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 16912
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Rezoning Petition Submitted by Dirt Doctor 11011, LLC (H2552)
TITLE

BRIEF OVERVIEW
Rezoning Request: 
Rezoning from AG (Agricultural) to PDP(NC) (Planned Development Project (Neighborhood 
Commercial) with Specific C-1 (General Commercial) uses and to establish an associated 
master plan

General Location: 
West side of Sunshine Grove Road, directly across from Spring Ridge Subdivision

Parcel Key Number: 
344817

Summary of Applicant’s Request: 
The subject site is currently zoned AG (Agricultural) with a Special Exception for a Civic Club 
(SE-00-04). The applicant is requesting elimination of the approved special exception and a 
Rezoning from AG (Agricultural) to PDP(NC) (Planned Development Project (Neighborhood 
Commercial) with Specific C-1 (General Commercial) uses and to establish an associated 
master plan. 

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 a Rezoning from AG (Agricultural) to 
PDP(NC) (Planned Development Project (Neighborhood Commercial) with Specific C-1 
(General Commercial) uses and to establish an associated master plan with performance 
conditions.

Michelle Miller Approved 12/23/2025   9:41 AM

REVIEW PROCESS

Page 1
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P&Z Agenda Item (ID # 16912) Meeting of January 12, 2026

Natasha Lopez Perez Approved 12/23/2025   1:26 PM
Toni Brady Approved 12/29/2025  10:50 AM
Victoria Via Approved 12/30/2025   9:19 AM

Page 2
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STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: January 12, 2025 

Board of County Commissioners: March 3, 2025 
 
APPLICANT: Dirt Doctor 11011, LLC  
 
FILE NUMBER:  H-25-52 
 
REQUEST:  Rezoning from AG (Agricultural) to PDP(NC) (Planned Development 

Project (Neighborhood Commercial) with Specific C-1 (General 
Commercial) uses and to establish an associated master plan 

 
GENERAL 
LOCATION: West side of Sunshine Grove Road, directly across from Spring Ridge 

Subdivision 
 
PARCEL KEY 
NUMBER(S): 344817 
 
 
APPLICANT’S REQUEST 
 
The subject site is currently zoned AG (Agricultural) with a Special Exception for a Civic Club 
(SE-00-04). The applicant is requesting elimination of the approved special exception and a 
Rezoning from AG (Agricultural) to PDP(NC) (Planned Development Project (Neighborhood 
Commercial) with Specific C-1 (General Commercial) uses and to establish an associated master 
plan.  
 
The specific C-1 uses requested by the applicant include:  

• Comparison goods 
• Retail Food Stores 
• Domestic and Business Service Establishments 
• Domestic and Business Repair Establishments 
• Business Training Schools 
• Dry Cleaning Establishments 
• Antique Stores 
• Secondhand Stores 
• Veterinary Clinics 

 
No special exception uses in C-3 are being proposed. 
 
Deviations Requested  
 

• Reduction in the front setback along Sunshine Grove Road from 75’ to 35’  
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SITE CHARACTERISTICS 
 

Site Size 4.9 acres  
   
Surrounding Zoning; 
Land Uses 

 
North: 

 
AG; vacant and single-family residential uses  

 South: AG; Marine Corps League Civic Club, vacant  
 East: PDP(SU); PDP(SF); Power Line Corridor, Spring 

Ridge Subdivision 
 West: AG; Vacant  
  
Current Zoning:  AG with special exception for Civic Club (SE-00-04) 
  
Future Land Use  
Map Designation:  

 
Rural 

  
 
ENVIRONMENTAL REVIEW 
 
On August 28, 2025, a preliminary environmental site visit was conducted by the petitioner. 
According to this environmental visit, the subject property has been under brushed within the 
past 12 months and is moderately forested with an assemblage of sand live oak, slash pine, and 
long leaf pine trees. No large diameter trees (greater than 18-inch dbh) were detected. The 
understory and ground cover consist primarily of saw palmetto, coppice tree growth, wire grass, 
dog fennel, and other ruderal vegetation. While gopher tortoise burrows are present, their density 
is low, and no other state or federally listed species were detected. The site did not contain any 
wetlands or other surface waters, and the soils are described as sandy and well-drained (Candler 
soils). 
 
The petitioner shall be required to comply with all Southwest Florida Water Management District 
(SWFWMD) and Florida Fish and Wildlife Conservation Commission (FWC) permitting 
requirements at the time of site development.  
 
UTILITIES REVIEW 
 
HCUD does not currently supply water or wastewater service to this parcel. Water is available to 
this parcel. There is a 16” Force Main that runs adjacent to this parcel. HCUD has no objections 
to the zoning change from Rezoning from AG (Agricultural) to PDP(NC) (Planned Development 
Project (Neighborhood Commercial) with Specific C-1 (General Commercial) uses and to 
establish an associated master plan subject to a utility capacity analysis and connection to the 
central water & wastewater system at time of site development.  
 
ENGINEERING REVIEW 

The site consists of a 4.9-acre vacant site. The site is located on the west side of Sunshine Grove 
Road, across from Plumeria Boulevard (Spring Ridge Subdivision). The subject parcel lies along 
a busy 4-lane County arterial roadway (Sunshine Grove Road), directly across from the entrance 
to the Spring Ridge community, which is scheduled for signalization. The entrance to this parcel 
will be aligned with that intersection and will provide access to the proposed commercial 
development. 
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The County Engineer has reviewed the petitioner’s request and has provided the following 
comments:  

• Additional Right of way along Sunshine Grove Rd. may be required; the petitioner shall 
coordinate with the County Engineer at time of development to determine the width of 
Right-of-Way required. 

• Driveway for the proposed project must align with Plumeria Drive Intersection. 
• Roadway(s) within project must meet county standards.  
• A Traffic Access Analysis shall be required at the time of site development permitting. Any 

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

Comments:  Setbacks along Sunshine Grove Road shall be measured from the property line, 
with the required right-of-way dedication to the County being excluded from the 
setback calculation 

LAND USE REVIEW 

Uses: 
 

The PDP/NC (Neighborhood Commercial) District allows all permitted uses in the C-3 
zoning district, any special exception uses allowed in the C-3 zoning district and any 
permitted uses from the C-1 zoning district which have been specifically designated or 
specified in the narrative or on the master plan. 
 
The petitioner has requested all uses within the C-3 District as follows:  

• Convenience goods stores, provided that there are not more than two (2) checkout 
lanes and two (2) vehicle fueling stations. 

• Personal service establishments. 
• Business, professional and non-profit organization offices. 
• Public offices and utility facilities. 
• Alcoholic beverage dispensation (package and restaurants only). 
• Delicatessens and restaurants with a forty (40) or less seating capacity. 
• One single-family dwelling unit (minimum of six hundred (600) square feet) per 

commercial parcel in conjunction with the operation of a business on the premises; 
such single-family dwelling unit shall be an integral part of the principal business 
structure and located behind or above that portion of the business structure devoted 
to service to the public. 

• Day care centers. 
• Nursing care homes. 

 
 
In addition to the uses permitted in the C-3 zoning district the following additional specified 
C-1 (General Commercial) uses are proposed: 

• Comparison goods 
• Retail Food Stores 
• Domestic and Business Service Establishments 
• Domestic and Business Repair Establishments 
• Business Training Schools 
• Dry Cleaning Establishments 
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• Antique Stores 
• Second Hand Stores 
• Veterinary Clinics 

 
No special exception uses in C-3 are being proposed. 

Comments:  The petitioner has requested uses that are consistent with Neighborhood 
Commercial objectives in the Comprehensive Plan. These uses, along 
with the utilization of the Planned Development Project zoning district and 
the limited development intensity requested, will not create an inordinate 
burden on the surrounding residential and agricultural communities. 
Additionally, the petitioner has requested the removal of the previously 
approved special exception for a civic club (SE-00-04). As this property is 
currently vacant and the use has not been in place for over a year, the 
special exception is null and void. If the master plan is approved, the 
special exception reference will be removed from all mapping records.  

Development Intensity:  
 
The petitioner has proposed a maximum development intensity of 70,000 square feet, less 
than the 35% maximum allowed by the Comprehensive Plan.  
 
Maximum Building Height:  35’ 

   
Setbacks:  
 

• Front:     35’ (Deviation from 75’)  
• Side:     20’  
• Rear:     35’  

 
Buffers:  
 

• Sunshine Grove/Front (East):  5’ 
• South (side):    10’  
• North (side):    10’  
• West (rear):     35’  

Comments:  The petitioner has requested that the buffers meet the minimum 
requirements of the Community Appearance Ordinance, which does not 
establish an opacity requirement. However, based on Board of County 
Commissioners direction and an established practice by the County, the 
landscape buffers shall be required to meet an 80% opacity within 18 
months of planting. Any enhancement required to meet the opacity 
standards within the buffer shall be clearly identified in the construction 
drawings.  
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Lighting:  
 
County Land Development Regulations 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 this project is 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 subject site is being proposed as a multibuilding project that may be constructed in 
separate phases. The entire project shall be required to meet the parking requirements 
of the Land Development Regulations.   

 
Residential Protection Standards:  

 
The subject site is across Sunshine Grove Road from the existing Spring Ridge 
community. If applicable due to site design and distance, 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 one hundred 
(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 one hundred (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 midnight and 7:00 a.m. within one hundred (100) feet of any single-
family residential district property line. 

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

• All loading bays and loading docks must be a minimum of one hundred (100) feet 
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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COMPREHENSIVE PLAN REVIEW 
 
The subject site is within the Rural land use classification; however, the applicant is proposing a 
neighborhood commercial use which is allowable within all Future Land Use categories. Utilizing 
the Planned Development Project zoning process, the use and design are consistent with the 
Comprehensive Plan and are not averse to the public interest.  
 
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. 

 
Neighborhood Commercial 
Strategy 1.04G(9):  Neighborhood Commercial areas are recognized but generally not 

depicted on the Future Land Use Map due to their small size and limited 
function. Neighborhood commercial areas serve limited local, traditional, 
or historic markets such as local restaurants and coffee shops, local 
convenience retail, local gas stations, or similar uses, and generally do not 
exceed 5 acres in size. 

 
Strategy 1.04G(10):  Neighborhood Commercial areas are guided by the following land use 

criteria: 
a. may be located in Residential or Rural Categories; 
b. have a maximum total size of five (5) acres overall; 
c. are not located in environmentally sensitive areas or the 

Conservation Category unless associated with a resource oriented 
tourism use; 

d. are located on collector or arterial roads except as part of a mixed 
use project; 

e. will not result in degradation of roadway levels of service; 
f. are designed to serve the convenience and personal service 

needs of nearby residents where such services are not otherwise 
reasonably available, and are proximate to the population areas 
supported; 

g. will not compromise the integrity of residential or rural areas; 
h. may be located internal to a mixed-use project. 

 
Comments:  The uses proposed in the subject application are appropriately sized and situated 

for the Neighborhood Commercial designation. It is less than five acres in size, 
aligning with the intent of the neighborhood classification. Additionally, it is located 
along a collector road and is not anticipated to degrade the roadway's level of 
service. Lastly, the uses proposed are designed to serve the needs of the 
surrounding residential and rural development and will also serve the local 
elementary and secondary schools in the general area.  

 
FINDINGS OF FACT 
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The requested master plan revision is appropriate based on the following findings of fact:  
• The subject site is less than 5 acres, is located along a collector road, and is not 

anticipated to have a negative impact on the surrounding residential and rural areas.  
• Neighborhood Commercial uses are allowed in residential and rural land use 

classifications without requiring a Comprehensive Plan amendment.  
• The supplemental C-1 uses requested are supportive uses and will fulfill a service gap 

along Sunshine Grove Road.  
• The Planned Development Project zoning process is being utilized to condition the project 

to alleviate any impacts to the surrounding community. With the recommended 
performance conditions, the use is consistent with the Comprehensive Plan and is 
compatible with the surrounding 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 a Rezoning from AG (Agricultural) to PDP(NC) 
(Planned Development Project (Neighborhood Commercial) with Specific C-1 (General 
Commercial) uses and to establish an associated master plan with the following performance 
conditions:  
 

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

2. The civic club use as approved by Special Exception SE-00-04 has been removed from 
the site.  
 

3. The master plan is approved for all of C-3 uses:  
• Convenience goods stores, provided that there are not more than two (2) checkout 

lanes and two (2) vehicle fueling stations. 
• Personal service establishments. 
• Business, professional and non-profit organization offices. 
• Public offices and utility facilities. 
• Alcoholic beverage dispensation (package and restaurants only). 
• Delicatessens and restaurants with a forty (40) or less seating capacity. 
• One single-family dwelling unit (minimum of six hundred (600) square feet) per 

commercial parcel in conjunction with the operation of a business on the premises; 
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such single-family dwelling unit shall be an integral part of the principal business 
structure and located behind or above that portion of the business structure devoted to 
service to the public. 

• Day care centers. 
• Nursing care homes. 
 

4. The master plan is approved for the following specific C-1 uses:  
• Comparison goods 
• Retail Food Stores 
• Domestic and Business Service Establishments 
• Domestic and Business Repair Establishments 
• Business Training Schools 
• Dry Cleaning Establishments 
• Antique Stores 
• Secondhand Stores 
• Veterinary Clinics 
 

5. The petitioner shall be required to comply with all Southwest Florida Water Management 
District (SWFWMD) and Florida Fish and Wildlife Conservation Commission (FWC) 
permitting requirements at the time of site development.  
 

6. The petitioner shall be required to complete a utility capacity analysis and connect to the 
central water & wastewater system at time of site development. 
 

7. Additional Right of way along Sunshine Grove Rd. may be required; the petitioner shall 
coordinate with the County Engineer at the time of development to determine the width 
of Right-of-Way required. 
 

8. Driveway for the proposed project must align with the Plumeria Drive Intersection. 
 

9. Roadway(s) within project must meet county standards.  
 

10. A Traffic Access Analysis shall be required at the time of site development permitting. Any 
improvements identified by the Traffic Access Analysis will be the responsibility of the 
developer.   
 

11. Maximum Building Height:  35’ 
 

12. Minimum Setbacks 
Front:      35’ (Deviation from 75’)  
Side:      20’  
Rear:      35’  
 
Setbacks along Sunshine Grove Road shall be measured from the property line, with the 

 required right-of-way dedication to the County being excluded from the setback 
 calculation 

 
13. Project Buffers:  

Sunshine Grove/Front (East):  5’ 
South (side):     10’  
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North (side):     10’  
West (rear):     35’  
 
All landscape buffers shall be required to meet an 80% opacity within 18 months of 

 planting. Any enhancement required to meet the opacity standards within the buffer shall 
 be clearly identified in the construction drawings. 

 
14. The project shall be limited to a maximum of 70,000 square feet.  

 
15. The petitioner should be required to provide full cutoff fixtures and retain all light on-site 

and prevent any light spillage onto neighboring properties. 
 

16. 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. 
 

17. The subject site is being proposed as a multibuilding project that may be constructed in 
separate phases. The entire project shall be required to meet the parking requirements 
of the Land Development Regulations.   
 

18. If applicable due to site design and distance, the subject site shall be subject to   
Residential Protection Standards, in accordance with Appendix A, Article VIII, Section 6 
“A”. 
 

19. The petitioner shall provide a Master Plan in compliance with all the performance 
conditions within 30 calendar days of receipt of the final Board of County Commissioners 
approval resolution and conditions from the Development Services staff. Failure to submit 
the revised plan will result in no further development permits being issued. 
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Rezoning Application Narrative 

Parcel Key 344817 

Applicant: Dirt Doctor 0 LLC 

 

 

Figure 1. Parcel Key 344817 - Aerial and Location Map 

 

General: 

The site consists of a 4.9 acre vacant site. The site is located on the west side of Sunshine 
Grove Road, across from Plumeria Boulevard (Spring Ridge Subdivision). Refer to Figure 1 
above for the general location and aerial view.   
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Site Zoning and Land Use: 

The site is currently zoned Agriculture (AG) with an approved special exception for civic 
club. Please refer to Figure 2 below for the site zoning. 

 

Figure 2. Parcel Key 344817 - Zoning Map 
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The site is currently designated as Rural on the Comprehensive Plan Future Land Use Map.  
Please refer to Figure 3 below for the FLUM designations. 

 

 

 

Figure 3. Parcel Key 344817- Future Land Use Map 
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The following table identifies adjacent zoning and the comprehensive plan’s future land use 
map designations.  

 Zoning FLU Property Use 
North AG Rural Vacant, single family 

residential 
 

South AG Rural Marine Corps 
League Civic Club, 
vacant 

East PDP/SU, PDP/SF Public Semipublic, 
Residential 

Power Line Corridor, 
Spring Ridge 
Subdivision 

West AG Rural Vacant 

 

Request: 

The applicant is requesting elimination of the approved special exception and rezoning with 
a master plan to allow neighborhood commercial (PDP/NC) with additional specified uses 
allowed by Article VIII, Section 5.10.  

Project Description:  

The subject parcel lies along a busy 4-lane County arterial roadway (Sunshine Grove Road), 
directly across from the entrance to the Spring Ridge community, which is scheduled for 
signalization.  The entrance to this parcel will be aligned with that intersection and will 
provide access to the proposed commercial development.  Given the depth of the parcel, 
the applicant intends to provide a significant 35’buƯer along the boundary with vacant rural 
residential property to the west.   
 
Given its location at a signalized intersection, this project is well situated to provide 
neighborhood commercial services to the nearby residences.  
 
Major HCUD utility lines are located in the adjacent Sunshine Grove Road right-of-way, and 
the site is well above the floodplain and contains no wetlands.  Soils are fast-draining and 
conducive for on-site retention of stormwater from residential and commercial 
development. 
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Comprehensive Plan Consistency: 

The request is consistent with the following Goals, Objectives and Strategies from the 
Hernando County 2040 Comprehensive Plan.  

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. 
 
Neighborhood Commercial  
 
Strategy 1.04G(9): Neighborhood Commercial areas are recognized but generally not 
depicted on the Future Land Use Map due to their small size and limited function. 
Neighborhood commercial areas serve limited local, traditional, or historic markets such 
as local restaurants and coƯee shops, local convenience retail, local gas stations, or 
similar uses, and generally do not exceed 5 acres in size. 
 
Strategy 1.04G(10): Neighborhood Commercial areas are guided by the following land use 
criteria:  
a. may be located in Residential or Rural Categories;  
b. have a maximum total size of five (5) acres overall;  
c. are not located in environmentally sensitive areas or the Conservation Category unless 
associated with a resource oriented tourism use;  
d. are located on collector or arterial roads except as part of a mixed use project; 
e. will not result in degradation of roadway levels of service;  
f. are designed to serve the convenience and personal service needs of nearby residents 
where such services are not otherwise reasonably available, and are proximate to the 
population areas supported;  
g. will not compromise the integrity of residential or rural areas;  
h. may be located internal to a mixed use project. 
 
Analysis: The proposal meets the locational criterial for neighborhood commercial as it is 
intended to serve a limited function/market with less than 5 acres in size located on a 
collector roadway (Sunshine Grove Road), and will not result in the degradation of  service 
along Sunshine Grove Road. Additionally, the property is not within an environmentally 
sensitive area. The project is also proximate to a school and residential area, and will not 
compromise the integrity of the immediate rural and residential area. 
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Proposed Dimensional Standards: 

Neighborhood Commercial (PDP/NC) 
 
Maximum Floor Area- 70,000 square feet 
 
Maximum Building Height-35 feet 
 
Minimum Setbacks 
Front-  35 feet (Deviation from 75 feet) 
Sides-  20 feet 
Rear- 35 feet 
 
Perimeter BuƯers  
Sunshine Grove/Front (East)- 5 feet 
South (side)- 10 feet  
North (side)- 10 feet 
West (rear)- 35 feet 
 
The buƯer plantings will meet the minimum landscape requirements of the Community 
Appearance Ordinance and Section 1, Article VIII, Appendix A of the Planned Development 
requirements which states the following.  
 
Buffering. 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. 

Proposed Uses: 
The PDP/NC (Neighborhood Commercial) District allows all permitted uses in the C-3 
zoning district, any special exception uses allowed in the C-3 zoning district and any 
permitted uses from the C-1 zoning district which have been specifically designated or 
specified in the narrative or on the master plan.  
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In addition to the uses permitted in the C-3 zoning district the following additional 
specified uses are proposed: 

Permitted C-1 Uses 

 Comparison goods 
 Retail Food Stores 
 Domestic and Business Service Establishments 
 Domestic and Business Repair Establishments 
 Business Training Schools 
 Dry Cleaning Establishments 
 Antique Stores 
 Second Hand Stores 
 Veterinary Clinics 

No special exception uses in C-3 are being proposed. 

Site Conditions 

Environmental  

A preliminary environmental site visit was conducted on August 28, 2025.  The following 
are the results of the site visit: 

 The subject property was under brushed within the past 12 months. 
 The property is moderately forested with an assemblage of sand live oak, slash pine 

and long leaf pine trees. 
 Large diameter trees (> 18-inch dbh) were not detected. 
 The understory and ground cover contains saw palmetto, coppice tree growth, wire 

grass, dog fennel and other ruderal vegetation. 
 Gopher tortoise burrows are present, but their density is low. 
 No other state or federally listed species were detected. 
 Wetlands and/or other surface waters are not present. 
 Soils are sandy and well-drained (Candler soils). 

 

Topography 

The site is relatively flat and sits at an elevation ranging from 70 feet at the south property 
line to 80 feet above MSL at the north property line. Please refer to Figure 4. 
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Figure 4. Parcel Key 344817-Topography Map  
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Floodplain 

The site is not located in a designated floodplain.  Please refer to Figure 5. 

 

 

Figure 5. Parcel Key 344817 -Floodplain Map 
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Soils 

The site soils consist of Candler Fine Sand.  The Candler series consists of very deep, 
excessively drained, very rapidly to rapidly permeable soils on uplands.  Refer to Figure 6 
for the Soils Map.                                                             

 

  
Figure 6. Parcel Key 344817 -Soils Map 
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Infrastructure 

Adequate Access/Transportation 

The site has access from Sunshine Grove Road, a four lane County arterial with a very good 
level of service.  The intersection at Plumeria Boulevard (Spring Ridge Subdivision entrance) 
is scheduled for signalization, which will provide additional safety for all turning movements. 
Access configuration will be coordinated with the County Engineer. 

Utilities 

Both potable water and central sewer will be provided by the Hernando County Utilities 
Department.   A 16” water main and a 16” force main are located within the adjacent 
Sunshine Grove Road right-of-way.  Engineering for any requirements to connect will be done 
at the development review phase.   

Drainage  

The stormwater management system will be designed and constructed on site as permitted 
by the Southwest Florida Water Management District (SWFWMD).   

Deviations 

A deviation is requested reducing the front setback from 75 feet to 35 feet.  Given the small 
size of the parcel and need for visibility on Sunshine Grove Road, this deviation is justified.  
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SITE DATA

AREA: +/- 4.9 ACRES

OWNER / APPLICANT: DIRT DOCTOR 0 LLC

PARCEL KEY NO.: 344817

SITE ADDRESS: SUNSHINE GROVE ROAD

SECTION / TOWNSHIP / RANGE: 21/22S/18E

CURRENT FLU: RURAL

CURRENT ZONING: AG (CIVIC CLUB)

PROPOSED ZONING: PLANNED DEVELOPMENT PROJECT /
NEIGHBORHOOD COMMERCIAL (PDP/NC)

WITH ALL C-3 AND SPECIFIC C-1 USES

NEIGHBORHOOD COMMERCIAL (PDP/NC)

MAXIMUM FLOOR AREA - 70,000 SQUARE FEET

MAXIMUM BUILDING HEIGHT - 35 FEET

MINIMUM SETBACKS

FRONT-  35 FEET (DEVIATION FROM 75 FEET)

SIDES-  20 FEET

REAR- 35 FEET

BUFFERS

SUNSHINE GROVE/FRONT (EAST)- 5 FEET LANDSCAPE BUFFER

SOUTH (SIDE)- 10 FEET LANDSCAPE BUFFER

NORTH (SIDE)-10 FEET LANDSCAPE BUFFER

WEST (REAR) - 35' LANDSCAPE BUFFER

THE BUFFER PLANTINGS WILL MEET THE MINIMUM LANDSCAPE
REQUIREMENTS OF THE COMMUNITY APPEARANCE ORDINANCE.

PLANNED DEVELOPMENT
PROJECT NEIGHBORHOOD

COMMERCIAL
PDP(NC)

SPRING RIDGE CDD
PARCEL: 1572881
FLU: RES
ZONING: PDP(SU)

JOHN BAUMANN,
CYNTHIA BAUMANN

PARCEL: 107967
FLU: RURAL
ZONING: AG

BRADLEY GREEN,
DARIDAD GREEN,
PAULA GREEN,
SAMANTHA GREEN,
BRIAN ABAD

PARCEL: 107734
FLU: RURAL
ZONING: AG

SCOTT HUSEBY, LISA
HUSEBY

PARCEL: 107725
FLU: RURAL
ZONING: AG

SPRING HILL DETACHMENT #708
MARINE, CORPS LEAGUE INC.
PARCEL: 1410912
FLU: RURAL
ZONING: AG (CIVIC CLUB)

SPRING RIDGE CDD
PARCEL: 1572881
FLU: RES
ZONING: PDP(SU)

SPRING RIDGE CDD
PARCEL: 1572943
FLU: RES
ZONING: PDP(SU)

PLANNED DEVELOPMENT
PROJECT NEIGHBORHOOD

COMMERCIAL
PDP(NC)

PLANNED DEVELOPMENT
PROJECT NEIGHBORHOOD

COMMERCIAL
PDP(NC)

NEIGHBORHOOD
COMMERCIAL PARKING

AREA

5' LANDSCAPE
BUFFER

LEGEND

LANDSCAPED BUFFERS

RETENTION POND AREA

CONCEPTUAL PARKING AREA FOR
NEIGHBORHOOD COMMERCIAL USE

LOCATION MAP

SITE

PDP (NEIGHBORHOOD
COMMERCIAL) PDP (NC)

LAND USE TABLE

LAND USE ACRES UNITS COMM. SF

COMMERCIAL 4.0 70,000 SF

DRAINAGE, BUFFERS, R.O.W.,
OPEN SPACE

0.9

TOTAL: +/- 4.9

NOTES:

* ALL ACREAGES AND UNITS PROVIDED IN LAND USE TABLE ARE CONCEPTUAL.
FOR PLANNING PURPOSES ONLY. FINAL NUMBER OF EACH TYPE OF USE AND
ACREAGE WILL BE DETERMINED AT TIME OF PLATTING.

* LOCATIONS OF USES ARE CONCEPTUAL AND FOR PLANNING PURPOSES ONLY.
THE EXACT LOCATION OF EACH USE WILL BE DETERMINED AT THE TIME OF
PLATTING.
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Meeting: 01/12/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 16913
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Master Plan Revision Petition Submitted by Joseph Pastore (H2554)
TITLE

BRIEF OVERVIEW
Rezoning Request: 
Master Plan Revision on Property Zoned PDP(HC) Planned Development Project (Highway 
Commercial) with a special exception use for outdoor storage with Deviations.

General Location: 
West side of US Hwy 19, approximately 950' north of Ridge Road

Parcel Key Number: 
86622

Summary of Applicant’s Request: 
The petitioner is requesting to reestablish the expired Master Plan for the subject property. 
The site is currently zoned PDP(HC), Planned Development Project (Highway Commercial), 
pursuant to Rezoning File H-07-33. The applicant is not requesting any deviations from the 
previously approved Master Plan. Although the property has been used for outside storage, 
the site has not been previously developed. The Master Plan has since expired; however, the 
prior approval included outside storage as an approved use.

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a Master Plan 
Revision on property zoned PDP(HC) Planned Development Project (Highway Commercial) 
with a special exception use for outdoor storage with performance conditions.

Michelle Miller Approved 12/23/2025   8:31 AM
Natasha Lopez Perez Approved 12/29/2025   8:55 AM
Toni Brady Approved 12/29/2025  10:52 AM
Victoria Via Approved 12/30/2025   9:21 AM

REVIEW PROCESS

Page 1
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  1 

STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: January 12, 2026 

Board of County Commissioners: March 3, 2026 
 
APPLICANT: Joseph Pastore 
 
FILE NUMBER:  H-25-54 
 
REQUEST:  Master Plan Revision on Property Zoned PDP(HC) Planned Development 

Project (Highway Commercial) with a special exception use for outdoor 
storage with Deviations. 

 
GENERAL 
LOCATION: West side of US Hwy 19, approximately 950' north of Ridge Road 
 
PARCEL KEY 
NUMBER(S): 86622 
 
 
APPLICANT’S REQUEST 
 
The petitioner is requesting to reestablish the expired Master Plan for the subject property. The 
site is currently zoned PDP(HC), Planned Development Project (Highway Commercial), pursuant 
to Rezoning File H-07-33. The applicant is requesting deviations from the previously approved 
Master Plan. Although the property has been used for outside storage, the site has not been 
previously developed. The Master Plan has since expired; however, the prior approval included 
outside storage as an approved use. 
 
The petitioner is proposing to develop the subject site with one (1) 7,000-square-foot building, of 
which approximately 1,000 square feet will be designated for office use, with the remaining area 
intended for maintenance and storage. 
 
Deviation Requests 
 

Perimeter Setback Deviation: 
• East (front) setback along US Highway 19: reduction from 125 feet to 75 feet 

 
Frontage Road Requirement:  
• A frontage road is required due to the project’s frontage along Commercial Way. The 

frontage road shall be provided at a minimum width of 50 feet; the current plan depicts 
25 feet and must be revised to meet the minimum required standard. 
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SITE CHARACTERISTICS 
 

Site Size 1.4 Acres  
   
Surrounding Zoning; 
Land Uses 

 
North: 

 
C2; Pharmaceutical Distributor 

 South: R1C; Undeveloped 
 East: US Highway 19 
 West: AR2; Undeveloped 
  
Current Zoning:  PDP(HC)Planned Development Project with outside storage 

 
  
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 at the time of commercial 
remodel permit application. 
 
UTILITIES REVIEW 
 
HCUD does not currently provide water or wastewater service to this parcel; however, water is 
available. An 18-inch force main is located on the east side of Commercial Way. HCUD has no 
objection to the Master Plan Revision to reduce the front setback from 125 feet to 75 feet, subject 
to connection to the central water and/or wastewater system as required by ordinance at the time 
of site development. 
 
ENGINEERING REVIEW 
 
The subject property is located on the west side of US Hwy 19, approximately 950' north of Ridge 
Road. The County Engineer has reviewed the petitioner’s request and provides the following 
comments: 
 

• A Traffic Access Analysis may be required. 
 

• A frontage road is required due to the project’s frontage along Commercial Way. The 
minimum required frontage road width is 50 feet; the plan currently shows 25 feet and 
must be revised to meet the minimum standard. 
 

• The driveway design, parking configuration, and overall site layout must comply with 
County standards. 
 

• A sidewalk connection is required from the building to the sidewalk along Commercial 
Way. 
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• The applicant must obtain all applicable FDOT access (and potentially drainage) permits. 
Any improvements required by FDOT to U.S. 19 and/or Commercial Way shall be the 
responsibility of the applicant. 
 

• Aerial imagery on the County’s GIS indicates storage and/or parking within the County 
right-of-way. All items must be removed from the County right-of-way. 

 
• No additional fences or walls are proposed by the petitioner; only landscaping is 

proposed. Where the buffers do not achieve 80% opacity in their natural condition, the 
developer shall enhance or augment the vegetation to meet the required screening 
standard. 
 
Comments:   A frontage road is required due to the project’s frontage along Commercial 

Way. The frontage road shall be provided at a minimum width of 50 feet; 
the current plan depicts 25 feet and must be revised to meet the minimum 
required standard. 

 
LAND USE REVIEW 
 
The petitioner is requesting a Master Plan Revision on Property Zoned PDP(HC) Planned 
Development Project (Highway Commercial) with a special exception use for outdoor storage 
 

Perimeter Setbacks:  
 

• Front (Commercial Way):   75’ (Deviation from 125’) 
• Sides:     20’ 
• Rear:     35’ 

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

• North:    8’ Chain Link Fence 
• South:     5’ Landscaped Buffer 
• West:     5’ Landscaped Buffer 

 
  The petitioner has proposed a 8' chain link fence with 100% opacity around the outdoor 
 storage area. 

 
Comments:  The subject property is adjacent to R-1C (Residential) zoning to the south, 

which requires a minimum ten-foot (10') buffer, and AR-2 (Agricultural 
Residential) zoning to the west, which also requires a minimum ten-foot 
(10') buffer.  If the Master Plan is approved, the petitioner shall be required 
to provide the following buffers:  

 
• North:    8’ Chain Link Fence with 100% opacity 
• South:   10’  
• East:    5’ 
• West:   10’ 
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A buffer shall be required between a Planned Development Project (PDP) land use that 
is non-residential and any external land use that is residential, agricultural-residential, or 
agricultural. 
 
The buffer shall consist of a minimum five-foot landscaped separation distance. The 
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 (5) five feet, a maximum height of (8) eight feet, or an 
evergreen hedge with a minimum height of (5) five feet at the time of planting. 

. 
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. 

 
Outdoor Storage:  
Screening for outdoor storage shall be in place prior to the storing of trucks, equipment, 
and/or portalets. Outdoor storage shall not exceed the height of the fence. All required 
screening shall consist of an 8-foot-high fence with any associated landscaping on the 
outside of the fence. 
 
Parking:  
 
The petitioner has proposed a mixed-use parking calculation for office and construction 
services. Parking is calculated at 3.5 spaces per 1,000 square feet for the office component 
and 1.5 spaces per employee for the construction service component. Based on the 
applicant’s calculations, 1,000 square feet of office generates 4 required spaces, and five 
(5) employees generate 7 required spaces, for a total of 11 required parking spaces, 
including one (1) ADA space.  
 
Comments:  The site plan provides 19 total parking spaces, including one (1) ADA 

  space, which exceeds the stated minimum requirement. 
 

COMPREHENSIVE PLAN REVIEW 
 
Future Land Use Map 
 

Residential Category 
 
The Comprehensive Plan designates this area as residential.  The use of these parcels 
as commercial, however, is appropriate due to Hernando County infill policies, the size 
and nature of Commercial Way (US Hwy19), and due to the current commercial nature 
of the area.  
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POLICY 1.01O(4):  Infill commercial development may be approved where existing 
areas having 300 feet or less frontage on arterial or collector 
roads lie between commercially zoned parcels on the same 
side of the road so that commercial use of the intervening 
property(ies) is the most logical land use. The depth of such 
infill commercial development shall be commensurate with the 
depth of existing commercial zoning on the proximate parcels 
which define the infill area. Such approvals shall consider: the 
traffic impacts of additional commercial development on the 
affected roadways; the suitability of the property for 
commercial development while meeting setbacks, parking, 
drainage, frontage road, access management, and other 
requirements of the land development regulations; the need for 
additional commercial development to serve proximate 
residential populations; environmental constraints; Policy 
1.01O(3) prohibiting creation of new strip commercial areas; 
and compatibility with surrounding land uses. 

 
Comment:  The subject parcel has approximately 150 feet of frontage 

along Commercial Way (US Hwy19).  Commercial Way is a 
four (4) land divided highway; this road design Commercial 
property also lines the other side of Commercial Way.  
Although the Future Land Use Map designates this area as 
Residential, the most logical and appropriate use of the 
properties is commercial based upon compliance with the infill 
commercial development policy. 

 
FINDINGS OF FACT 
 
A Master Plan Revision on Property Zoned PDP(HC) Planned Development Project (Highway 
Commercial) with a special exception use for outdoor storage is appropriate due to the following 
findings of fact: 
 

• 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. 
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STAFF RECOMMENDATION 
 
It is recommended that the Planning and Zoning Commission recommend the Board of County 
Commissioners adopt a resolution approving the petitioner’s request for a Master Plan Revision 
on property zoned PDP(HC) Planned Development Project (Highway Commercial) with a special 
exception use for outdoor storage with the following performance conditions:  

1. The petitioner shall obtain all required permits and approvals from Hernando County 
and all other applicable agencies, comply with all applicable Land Development 
Regulations, and complete all required development review processes prior to any 
construction or use of the property. 
 

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 submit a utility capacity analysis and provide connection to the 
applicable utility system(s), in accordance with the County Code/Ordinance, at the 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 applicant shall obtain all applicable FDOT access permits (and any required 
drainage permits). Any FDOT-required improvements to U.S. 19 and/or Commercial 
Way shall be completed at the applicant’s expense. 
 

7. The petitioner shall be required to meet the requirements of the Residential Protection 
Standards and General Commercial Standards in accordance with the Land 
Development Regulations. 
 

8. Outside storage shall be permitted only along the south and west sides of the rear 
building, as depicted on the Master Plan. 
 

9. Flushing of equipment shall be prohibited on the subject site. 
 

10. Right-of-Way Encroachment: County GIS aerial imagery indicates storage and/or 
parking within the County right-of-way. All materials, equipment, vehicles, and other 
items shall be removed from the County right-of-way, and no storage or parking shall 
occur within the right-of-way. 
 

11. Site Design Compliance: The driveway design, parking configuration, and overall site 
layout shall be designed in full compliance with all applicable County standards. 

 
12. The petitioner shall be required to meet the minimum parking requirements in 

accordance with the Land Development Regulations. 
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13. Sidewalk Connection: A continuous sidewalk connection shall be provided from the 
building to the sidewalk along Commercial Way. 
 

14. The petitioner shall comply with all applicable Southwest Florida Water Management 
District (SWFWMD) requirements for the capping and abandonment of any existing 
wells on the existing residential lot. 
 

15. The petitioner shall provide an eight (8) foot fence with 100% opacity along the north 
and south sides of the rear building to screen the outside storage from highway view. 
 

16.  Perimeter Setbacks:  
 

• Front (East):      75' (Deviation from 125’) 
• Sides (North and South):    20' 
• Rear:       35' (From future frontage road) 

 
17. In the heavy commercial districts, screened outside storage shall be permitted behind 

the building line as an accessory use to a permitted use. Screening shall be required 
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. 
 
The subject property is adjacent to R-1C (Residential) zoning to the south, which 
requires a minimum ten-foot (10') buffer, and AR-2 (Agricultural Residential) zoning to 
the west, which also requires a minimum ten-foot (10') buffer. If the Master Plan is 
approved, the petitioner shall be required to provide the following buffers:  

 
• North:   8’ (Chain Link Fence with 100% opacity) 
• South:   10’ 
• East:   5’ 
• West:   10’ 

 
All buffers shall be enhanced as necessary to meet the minimum 80% opacity criteria. 
The outdoor storage area shall have an 8’ opaque fence interior to the landscaping. 
 

18. No additional fences or walls are proposed by the petitioner; only landscaping is 
proposed. Where existing buffers do not achieve 80% opacity in their natural condition, 
the developer shall enhance and/or augment the vegetation to meet the required 
screening standard. 
 

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

20. Outdoor storage shall not exceed the height of the fence.  
 

21. Due to the project’s frontage along Commercial Way, a frontage road shall be provided 
with a minimum width of 50 feet. The current plan shows 25 feet and shall be revised to 
meet the minimum required standard. 

22. The applicant shall be required to provide adequate parking in accordance with the Land 
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Development Regulations at the time of site plan approval. 
 

23. The petitioner shall provide a Master Plan in compliance with all the performance 
conditions within Thirty (30) calendar days of receipt of the Board of County 
Commissioners Action from Development Services staff. Failure to submit the revised 
plan will result in no further development permits being issued.  
 

237



HERNANDO COUNTY ZONING AMENDMENT PETITION

DO Application to Change aZoning Classiflcation

Application request (check one)i

Rezoning E Standard tr PDP

Master Plan E New El Revised

PSFOD E Communication Tower E Other
PRINT OR TYPE ALL INFORMATION

1ils- 101112025

ffi JosephPastore

Iilc No. cial I)atc Stamp:

RECEIVED

HERNANDO CCUNTY ZONING

L.]

oRto

Address 1 1 1 92 Archer Avenue
City Sprinq Hill State: FL Zip 34608
Phone: 352-683-3363 Email offi ce6oastorecr m builders.com
Property owner's namel. ti.l not the ctpplit.unt)

FRT]PRESENI"\TIVE/CONTA('T NAM E
Company Nanre: ProCivil
Address: 12 S. Main Street
City Brooksville
Phone: 352-593-4255 Enrai | : Dermittinq@procivil360.com

HOME OWNERS ASSOCIATION: tr Yes E No til upplituhte protide nune)

State: FL Zip:34601

Contact Name
Address: City State:_ Zip:_

PROPERTY INFORMATION:

SECTION 25
Current zoning classifi cation
Desired zon inq classi fi cation

I

2

-)

4

5

6

7

8

9

PARCEL(S) KEY NUMBER( S ):

TOWNSHIP 22
PDP (GC) with Outside Storaqe

R,ANGI-] 17

PDP (GC) with Outside Storaqe
Size ofarea covered by app lication: 1.4
Highway arrd street boundaries: US 19 and Lonq Lake Avenue
Has a public hearing been held on this property within the past twelve ntonths?

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

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

tr YesIINo
tr YesC No (lf yes, identily on an attached list.)
tr YesE No (Time needed: 

-)

PROPERT\ OWNER AFFIDIYAT

1, Joseph Pastore and Robin Pastore , have thoroughly exarnined the instructions for filing this
application and state and affirm that all information submifted within this petition are true and correct to the best of my knowledge and
beliefand are a matter ofpublic record, and that (check one):

D I am the owner of the properfy and am making this application OR

A I am the owner of the propefty and am authorizing ktppliL(iltt)

and lrepresentatit'e. q[, ProCivil 360 LLC
to submit an application for the described property

STATE OF FLORIDA
COUNTY OF HERN,4NDO
The nt me this 'z€5-'av

who is oersonallv known to me or oroduced

( )vner

ofN lic

Effective Date: l6 Last Revision lllSll6

as identification

\olun'Seul Stuttrp

A *"'"Lt"l"ol'' 
.i:';; jil'"'o'

@ilj-fitr My_Commissior HH 354e79
Exp,tes St15t2OZ7

Rezoning Applicatron Form,l l-08-16 [)ocr I'age I ol'l

-2.

"l

ts(

86622
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HERNANDO COUNTY ZONING AMENDMENT PETITION

1o g 1o

961s. 101112025

Application to Change aZoning Classification

Application request @heck one)i

Rezoning E Standard tr PDP

Master Plan E New Z Revised

PSFOD E Communication Tower E Other

PRINT OR TYPE ALL INFORMATION

7-
J

Joseph Pastore

RECEIVED
r]cT 0 I 2025

HERNANDO CCUNTY ZONING

ial Date StampFile No

T

Address 1 1 1 92 Archer Avenue
City Sorino Hill (+a+ p. FL zip :34608
Phone: 352-683-3363 Email: office@pastorecustombuilders.com
Property owner's n mei ({not the applicant)

Frank DiCaro

Company Name: ProCivil 360, LLC
Address: 12 S. Main Street
Ciw: Brooksville State:

Phone: 352-593-4255 Ernail : oermitti nq@procivil360.com

HOME OWNERS ASSOCIATION tr Yes U No fif applicabte prot'ide nanre)

Contact Name

Zip :3460'l

Address C State:_ Zip

PROPERTY INFORMATION:
I

2

J

4
5

6

7

8

9

PARCEL(S) KEY NUMBER(S): 86622
SECTION 25 TOWNSHIP 22 RANGE 17
Current zoning classifi cation PDP (GC) with Outside Storaqe
Desired zoning classification: PDP (GC) with Outside Storaqe
Size ofarea covered by app lication: 1.4
Highway and street boundaries: US 19 and Lonq Lake Avenue
Has a public hearing been held on this property within the past twelve months? E YesE No
Will expert witness(es) be utilized during the public hearings? E YesE No (lf yes, identify on an attached list.)
Will additional time be required during the public hearing(s) and how much? tr Yesd No (Time needed:

PROPERTY OWNER AFFIDTVAT

1, Joseph Pastore , have thoroughly examined the instructions for filing this
applicationuna'etitionaretrueandcorrecttothebestofmyknowledgeand
beliefand are a matter ofpublic record, and that (check one):

E I am the owner of the properfy and am making this application OR
Z I arn the owner of the property and am authorizing @pptrcon4:

and 1re pre se n tatit' e. if appl i c able) ProCivil360, LLC
to submit an application for the described property

Properrya**- -fqeryfSTATE OF FLORIDA
COUNTY OF HERNANDO
The was acknowledged before me this

Si Public

Effective Date: I l/8/16 Last Revision: I I

dav of QcrUrur zoK ,av
as identification

Notary SealtStamp

FRANK DICARO,.}R.

MYCOMMISSON f HH260O77

E/PIRES: Augrst 0. 2020

Rezoning Application Form_l l-08-l6.Docx

who is personally known to me or produced
f-----_

Page I of I

o1)

APPLICANT

TIVE/CONT NAM[',.

(
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H-25-54

This map was prepared by this office to be used as an aid in land parcel location and identification only. All land locations, right-of-ways widths, acreages, and utility locations are subject to field survey or other appropriate verification.

SUBJECT PARCEL
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This map was prepared by this office to be used as an aid in land parcel location and identification only. All land locations, right-of-ways widths, acreages, and utility locations are subject to field survey or other appropriate verification.
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This map was prepared by this office to be used as an aid in land parcel location and identification only. All land locations, right-of-ways widths, acreages, and utility locations are subject to field survey or other appropriate verification.
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Meeting: 01/12/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 16914
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Master Plan Revision Petition Submitted by Solid Rock Property Group (H2555)
TITLE

BRIEF OVERVIEW
Rezoning Request: 
Master Plan Revision on property zoned PDP(GC)/ Planned Development Project (General 
Commercial) to include all of OP/ Office Professional uses and Specific C2 (General 
Commercial) uses

General Location: 
Southeast corner of Kettering Road and State Road 50

Parcel Key Number: 
1675066

Summary of Applicant’s Request: 
The applicant is proposing to develop a convenience store with 12 vehicle fueling stations 
(defined by the industry as individual gas dispensers with 2 fueling positions) and a possible 
high speed fueling lane for diesel fuel with accessory canopy structures within the front yard 
setback. The convenience store will be on an estimated 2 to 4 acre outparcel at the 
intersection of Kettering Road and SR 50.

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving a Master Plan Revision on property 
zoned PDP(GC)/ Planned Development Project (General Commercial) to include all of OP/ 
Office Professional uses and Specific C2 uses to establish an associated master plan with 
performance conditions.

Michelle Miller Approved 12/22/2025   3:52 PM
Victoria Via Approved 12/22/2025   4:10 PM
Natasha Lopez Perez Approved 12/29/2025   8:55 AM

REVIEW PROCESS

Page 1
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P&Z Agenda Item (ID # 16914) Meeting of January 12, 2026

Toni Brady Approved 12/29/2025  10:52 AM
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247



Z:\PLANNING\Rezonings\_2025 Rezoning Cases\H-25-55 Solid Rock Property Group\Staff Report\H-25-55 Staff Report - NS.docx
  1 

 

STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: January 12, 2026 

Board of County Commissioners: March 9, 2026 
 
APPLICANT: Solid Rock Property Group  
 
FILE NUMBER:  H-25-55 
 
REQUEST:  Master Plan Revision on property zoned PDP(GC)/ Planned Development 

Project (General Commercial) to include all of OP/ Office Professional uses 
and Specific C2 (General Commercial) uses 

 
GENERAL 
LOCATION: Southeast corner of Kettering Road and State Road 50 
 
PARCEL KEY 
NUMBER(S): 1675066 
 
 
APPLICANT’S REQUEST 
 
The subject site is currently zoned PDP(GC)/ Planned Development Project (General 
Commercial). The applicant is requesting a Master Plan Revision to allow all C-1 and OP uses, 
as well as specific C-2 (Highway Commercial) uses, to establish an updated associated master 
plan.  
 
The specific C-2 uses requested by the applicant include:  

1. Drive -in restaurants  
2. Tire and automotive accessory establishments  
3. Automotive specialty establishments  
4. Automobile service establishments  
5. Veterinarian or animal clinics and hospital service establishments  
6. Alcoholic beverage dispensation  
7. Mini warehouses  
8. Hospital emergency service establishment  

 
The applicant is proposing to develop a convenience store with 12 vehicle fueling stations 
(defined by the industry as individual gas dispensers with 2 fueling positions) and a possible high 
speed fueling lane for diesel fuel with accessory canopy structures within the front yard setback. 
The convenience store will be on an estimated 2 to 4 acres outparcel at the intersection of 
Kettering Road and SR 50 
 
Deviation Requests 
 
Perimeter Setback Deviations: 

• North (front) setback along SR 50: reduction from 125 feet to 75 feet 
• South setback (adjacent to industrial area): reduction from 35 feet to 20 feet 

 

248



Hernando County Planning Department  Staff Report H-25-55 

Z:\PLANNING\Rezonings\_2025 Rezoning Cases\H-25-55 Solid Rock Property Group\Staff Report\H-25-55 Staff Report - NS.docx
  2 

Interior Lot Setback Deviations: 
• Side setbacks: reduction from 20 feet to 10 feet 
• Rear setback: reduction from 35 feet to 20 feet 

 
Perimeter Buffer Deviations: 

• North (SR 50): reduction from 35 feet to 20 feet 
• West (Kettering Road): reduction from 35 feet to 20 feet 

 
SITE CHARACTERISTICS 

 
Site Size 23.20 Acres 
   
Surrounding Zoning; 
Land Uses 

 
North: 

 
Cortez Boulevard   

 South: PDP(IND); Vacant 
 East: Withlacoochee State Trail, AR2: FDOT, Vacant 
 West: CPDP; Sunrise Development 
  
Current Zoning:  PDP(GC) 
  
Future Land Use  
Map Designation:  

 
I-75 / SR 50 PDD 

  
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 at the time of commercial 
remodel permit application. 
 
UTILITIES REVIEW 
 
Hernando County Utilities Department (HCUD) does not currently supply water or wastewater 
service to this parcel. Water is available. There is also an 8” force main to the north and an 
18“force main on the west side of Kettering Rd. This parcel is subject to the following:  
 

• HCUD is unable to immediately provide the necessary wastewater service to the site from 
existing infrastructure and the necessary Ridge Manor Wastewater Treatment Plant 
expansion may not be in place when the impacts of the site development occur. However, 
options to facilitate service can be explored.  

• If a water and sewer (W&S) agreement is accepted, the utility would be able to extend 
services to your development.  

• HCUD has no objection to the master plan revision to allow a convenience store with 12 
vehicle fueling stations, provide additional Right of Way (ROW) along Kettering Rd and 
SR 50, provide an internal cross access to all commercial uses with unified access to 
Kettering Rd and SR 50,  a secondary side street full access to Kettering Rd for the 
convenience store and gas station, subject to a utility capacity analysis and connection 
to the central water & wastewater system at time of site development. Parcel Key# 
1675066.   
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ENGINEERING REVIEW 
 
The subject site is located on the Southeast corner of Kettering Road and State Road 50. The 
Hernando County Engineer has reviewed the petitioner’s request and provided the following 
comments:   

• Project shall be denied due to lack of detailed site plan, per Director of Public Works. 
• A Traffic Access Analysis is required. 
• A Frontage Road is required by this project due to it abutting Cortez Boulevard.  The 

minimum width for a Frontage Road is 50-feet. 
• The Driveway, Parking and Layout will need to meet County Standards. 
• Sidewalk from the buildings to the sidewalk along Cortez Boulevard is required. 
• This project will participate in the Kettering Road at Cortez Boulevard improvements in 

accordance with the requirements of the I-75/SR 50 Planned Development District.  
 
Comments:  Staff received a revised site plan including more details requested by the 

Engineering Department which is attached for consideration.  
 
LAND USE REVIEW 
 
The PDP/GC (General Commercial) District allows all permitted uses in the C-1 zoning district, 
any special exception uses allowed in the C-1 zoning district and any permitted uses from the C-
2 zoning district which have been specifically designated or specified in the narrative or on the 
master plan. 
 
The petitioner has requested all uses within the C-1 District as follows:  

• Comparison goods stores 
• Convenience goods stores with a limit of 12 vehicle fueling stations  
• Personal service establishments 
• Domestic and business service establishments 
• Domestic and business repair establishments 
• Business, professional and nonprofit organization offices  
• Public offices 
• Business training schools 
• Restaurants with or without alcohol dispensation  
• Indoor commercial amusement establishments  
• Indoor motion picture theaters 
• Motels  
• Hotels 
• Automobile parking establishments 
• Gasoline service stations with a limit of 12 vehicle fueling stations  
• Light building material establishments 
• Mortuaries, funeral homes  
• Antique stores 
• Alcoholic beverage dispensation package and restaurants only  
• Retail food stores 
• Veterinary clinics with air conditioned, sound-attenuated runs  
• Light marine establishments 
• Fire stations and state, county and municipal police stations  
• Light domestic rental establishments 
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• Auto parts establishments  
• Dry cleaning establishments 
• One (1) single-family dwelling unit (minimum of six hundred (600) square feet) per 

commercial parcel in conjunction with the operation of business on the premises; such 
single-family dwelling unit shall be an integral part of the principal business structure and 
located behind or above that portion of the business structure devoted to service to the 
public 

• Day care centers and preschools 
• Automobile service establishments limited to four (4) service bays  
• Places of Public Assembly 
• Fraternal organizations  
• Secondhand stores 
• Retail plant nurseries with outside storage limited to plants and packaged products  
• Auto glass establishments 
• Aircraft parts establishments  
• Nursing care homes 
• Light construction service establishments  
• Call Centers 

 
The petitioner has requested all uses within the OP district as follows:  

• Day care centers and preschools. 
• Places of public assembly. 
• Business, professional and nonprofit organization office use, but not including the sale or 

storage of merchandise except where the sale or storage of merchandise relates directly 
to the rendering of professional services. 

• Publicly owned or operated building. 
• One single-family dwelling unit (minimum of six hundred (600) square feet) per 

commercial parcel in conjunction with the operation of a business on the premises; such 
single-family dwelling unit shall be an integral part of the principal business structure and 
located behind or above that portion of the business structure devoted to service to the 
public. 

• Charitable organizations. 
• Hospital. 

 
In addition to the uses permitted in the C-1 zoning district the following additional specified C-2 
(Highway Commercial) uses are proposed: 
 

• Drive -in restaurants  
• Tire and automotive accessory establishments  
• Automotive specialty establishments  
• Automobile service establishments  
• Veterinarian or animal clinics and hospital service establishments  
• Alcoholic beverage dispensation  
• Mini warehouses  
• Hospital emergency service establishment  
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Building Heights:    60 feet  
 
Total Square Footage:  360,568 with up to 8 additional outparcels 

(.35 FAR) 
 

Perimeter Setbacks:  
 

• State Road 50 (North):    75 (Deviation from 125’) 
• South:     20’ (Deviation from 35’) 
• Withlacoochee State Trail (East): 35’ 
• Kettering Road (West):   75’  

 
Interior Setbacks:  
 

• Cross access Road:    35’ 
• Front:     35’ 
• Sides:     10’ (Deviation from 20’) 

 
 

Landscape Buffers:  
 

• State Road 50 (North):   20’ (Deviation from 35’) 
• South:     20’  
• Withlacoochee State Trail (East): 35’  
• Kettering Road (West):   20’ (Deviation from 35’ from previous file  

H-06-127) 
• Internal Buffers:    5’ 

 
Comments: Buffers shall consist of any existing vegetation and supplemented with 

landscaping when needed to meet 80% opacity.  
 
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. 
 
Lighting:  
 
County Land Development Regulations 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 this project is 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. 
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Parking:  
 
The applicant shall be required to provide adequate parking in accordance with the Land 
Development Regulations at the time of site plan approval. 
 
I-75/SR 50 Surcharge 
 
In accordance with Land Development Regulations, Chapter 23 (Planning), Article III 
(Impact Fees), Division 6 (Impact Fee Surcharge), an impact fee surcharge is required to 
provide additional funding necessary to accommodate the increased density and intensity 
associated with new development planned within the I-75/SR 50 Planned Development 
District (PDD). 
 
Comment:  The petitioner shall be required to pay the surcharges in accordance with 
   the Land Development Regulations (LDRs). 

 
COMPREHENSIVE PLAN REVIEW 
 
The subject property is located in the I-75/S.R. 50 Planned Development District on the future 
land use map, and is consistent with the following Goals, Objectives and Strategies from the 
Hernando County 2040 Comprehensive Plan. 
 
COMMERCIAL MAPPING CRITERIA 
 

Objective 1.04G: The Conservation Category allows timbering (with a management plan) and 
limited resource-oriented recreational activities such as hiking, picnicking 
and fishing.  Accessory residential units for security purposes may also be 
allowed.  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. 
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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; 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.    

 
Comments: The subject site meets the minimum criteria for the proposed use. The site 

was previously approved for commercial development with a mix of land uses. 
The site is along SR 50, where commercial growth is planned.  
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FINDINGS OF FACT 
 
The requested master plan revision is appropriate based on the following findings of fact: 
 

1. The proposed rezoning from Master Plan Revision on property zoned PDP(GC)/ Planned 
Development Project (General Commercial) to include all of OP/ Office Professional uses 
and Specific C2 uses is appropriate based on its compatibility with surrounding land uses 
and its consistency with both the Commercial and the I-75/SR 50 Planned Development 
District (PDD). 

 
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 a Master Plan Revision on property zoned 
PDP(GC)/ Planned Development Project (General Commercial) to include all of OP/ Office 
Professional uses and Specific C2 uses to establish an associated master plan with the following 
performance conditions: 
 

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

2. The petitioner 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. If a Water and Sewer (W&S) Agreement is executed and accepted by Hernando County 
Utilities Department (HCUD), the utility will be able to extend water and wastewater 
service to the development in accordance with applicable County standards. 

 
4. A Traffic Access Analysis shall be required. 

 
5. The frontage road shall have a minimum right-of-way width of fifty (50) feet. The 

configuration will be reviewed for approval by the County Engineer. 
 

6. All driveways, parking areas, internal circulation, and site layout shall conform to 
applicable Hernando County design and engineering standards. 
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7. A sidewalk connection from all buildings to the sidewalk along Cortez Boulevard shall be 

provided. 
 

8. The project shall participate in and contribute to planned improvements at the intersection 
of Kettering Road and Cortez Boulevard, as required by the County. 
 

9. Building Heights:    60’  
 

10. Total Square Footage:    360,568 with up to 8 additional outparcels 
(.35 FAR) 

 
11. Perimeter Setbacks:  

• State Road 50 (North):    75 (Deviation from 125’) 
• South:     20’ (Deviation from 35’) 
• Withlacoochee State Trail (East): 35’ 
• Kettering Road (West):   75’  

 
Interior Setbacks:  
• Cross access Road:    35’ 
• Front:     35’ 
• Sides:     10’ (Deviation from 20’) 

 
12. Landscape Buffers:  

• State Road 50 (North):   20’ (Deviation from 35’) 
• South:     20’  
• Withlacoochee State Trail (East): 35’  
• Kettering Road (West):   20’ (Deviation from 35’ from previous file  

H-06-127) 
• Internal Buffers:    5’ 

 
13. All buffers shall consist of any existing vegetation and supplemented with landscaping 

when needed to meet 80% opacity. 
 

14. 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. 
 

15. The petitioner shall be required to provide full cutoff fixtures and retain all light on-site 
and prevent any light spillage onto neighboring properties. 
 

16. The applicant shall be required to provide adequate parking in accordance with the Land 
Development Regulations at the time of site plan approval. 
 

17. The petitioner shall be required to pay the surcharges in accordance with the Land 
Development Regulations (LDR) 
 

18. The petitioner has requested all uses within the C-1 District as follows:  
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• Comparison goods stores 
• Convenience goods stores with a limit of 12 vehicle fueling stations  
• Personal service establishments 
• Domestic and business service establishments 
• Domestic and business repair establishments 
• Business, professional and nonprofit organization offices  
• Public offices 
• Business training schools 
• Restaurants with or without alcohol dispensation  
• Indoor commercial amusement establishments  
• Indoor motion picture theaters 
• Motels  
• Hotels 
• Automobile parking establishments 
• Gasoline service stations with a limit of 12 vehicle fueling stations  
• Light building material establishments 
• Mortuaries, funeral homes  
• Antique stores 
• Alcoholic beverage dispensation package and restaurants only  
• Retail food stores 
• Veterinary clinics with air conditioned, sound-attenuated runs  
• Light marine establishments 
• Fire stations and state, county and municipal police stations  
• Light domestic rental establishments 
• Auto parts establishments  
• Dry cleaning establishments 
• One (1) single-family dwelling unit (minimum of six hundred (600) square feet) per 

commercial parcel in conjunction with the operation of business on the premises; 
such single-family dwelling unit shall be an integral part of the principal business 
structure and located behind or above that portion of the business structure 
devoted to service to the public 

• Day care centers and preschools 
• Automobile service establishments limited to four (4) service bays  
• Places of Public Assembly 
• Fraternal organizations  
• Secondhand stores 
• Retail plant nurseries with outside storage limited to plants and packaged 

products  
• Auto glass establishments 
• Aircraft parts establishments  
• Nursing care homes 
• Light construction service establishments  
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• Call Centers 
 

19. The petitioner has requested all uses within the OP district as follows:  
• Day care centers and preschools. 
• Places of public assembly. 
• Business, professional and nonprofit organization office use, but not including the 

sale or storage of merchandise except where the sale or storage of merchandise 
relates directly to the rendering of professional services. 

• Publicly owned or operated building. 
• One single-family dwelling unit (minimum of six hundred (600) square feet) per 

commercial parcel in conjunction with the operation of a business on the 
premises; such single-family dwelling unit shall be an integral part of the principal 
business structure and located behind or above that portion of the business 
structure devoted to service to the public. 

• Charitable organizations. 
• Hospital. 
 

20. The petitioner has requested specified C-2 (Highway Commercial) uses are proposed: 
• Drive -in restaurants  
• Tire and automotive accessory establishments  
• Automotive specialty establishments  
• Automobile service establishments  
• Veterinarian or animal clinics and hospital service establishments  
• Alcoholic beverage dispensation  
• Mini warehouses  
• Hospital emergency service establishment  

 
21. The petitioner shall provide a Master Plan in compliance with all the performance 

conditions within 30 calendar days of receipt of the final Board of County Commissioners 
approval resolution and conditions from the Development Services staff. Failure to submit 
the revised plan will result in no further development permits being issued. 
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Solid Rock Property Group 

Rezoning Application Narrative 

Parcel Key:  1675066 

General  

The site consists of 23.3 acres lying at the southeast corner of Kettering Road and SR 50, 
lying in Section 4, Township 23 South, Range 21 East. Refer to figure 1 for the aerial view 
and location. 

 

Figure 1-Parcel Key 1675066 Aerial and Location Map 
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Current Zoning and Land Use 

The current site zoning is PDP/GC (Planned Development Project/General Commercial) 
and the Future Land Use designation is the I 75/SR 50 Planned Development District (PDD).  
Refer to figures 2 and 3. 

 

Figure 2-Parcel Key 1675066 Zoning 
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Figure 3-Parcel Key 1675066 Future Land Use 
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The following table identifies adjacent zoning and the comprehensive plan’s future land use 
map designations.  

 Zoning FLU Property Use 
North AG and C2  Commercial Vacant  

South PDP/IND I-75/S.R. 50 PDD  Vacant  

East Withlacoochee State Trail, 
AR2 

Rural  Recreation, State of 
Florida DOT, retention 
pond 

West CPDP I-75/S.R. 50 PDD  Sunrise Development 

 

Request: 

The applicant is requesting a Master Plan Modification on property zoned PDP/GC.  The 
original master plan and zoning was approved on February 14, 2007, and included both the 
current site zoned PDP/GC and the property to the south which is zoned PDP/IND.  This 
application only pertains to the property designated PDP/GC.  A master plan modification 
was previously approved by the County for the property zoned PDP/IND (parcel key 394424, 
H 2229). 

Project Description: 

The PDP/GC zoning allows all permitted uses in the C-1 zoning district. Any special 
exception uses allowed in the C-1 zoning district which have been specifically designated 
or specified in the narrative or on the master plan and any permitted and special 
exception uses from the C-2 or O/P zoning districts specifically designated in the 
narrative or on the master plan.  The previous master plan is expired and the applicant 
proposes to update the master plan as follows: 

• Locate a convenience store with 12 vehicle fueling stations (defined by the industry 
as individual gas dispensers with 2 fueling positions)  and  a possible high speed 
fueling lane for diesel fuel  with accessory canopy structures within the front yard 
setback.  The convenience store will be on an estimated 2 to 4 acre outparcel at the 
intersection of Kettering Road and SR 50 

• The actual size of the outparcel is estimated and is subject to final design 
• Provide for all the permitted uses allowed in the C-1 and OP zoning districts and the 

following C-2 uses on the balance of the 23 acre site: 
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1. Drive -in restaurants 
2. Tire and automotive accessory establishments 
3. Automotive specialty establishments 
4. Automobile service establishments 
5. Veterinarian or animal clinics and hospital service establishments 
6. Alcoholic beverage dispensation 
7. Mini warehouses 
8. Hospital emergency service establishment 

• Provide for additional ROW along Kettering Road and SR 50 as needed 
• Provide for a single unified access to SR 50 in accordance with the permitting 

requirements of FDOT 
• Provide a reverse internal cross access road and/or cross access to all commercial 

uses with unified access to Kettering Road and SR 50  with the exact location 
determined by the County Engineer  

• Provides up to three (3) access points on Kettering Road, one of which may be 
temporary. The location and configuration of these access points will be dependent 
on the approved traffic study. 

• A landscaped buffer and retention area along the Withlacoochee State Trail 
• The main retention area is conceptual and is subject to final design and permitting 
• Provide for a commercial lot layout for the balance of the property at the time of 

Conditional Plat  

Dimensional Standards 

Perimeter Setbacks (inclusive of buffers) 

SR 50 (North):    75 feet (deviation from 125 feet; previously approved) 

Kettering Road (West):  75 feet from the existing ROW 

Withlacoochee State Trail (East): 35 feet 

Industrial Area (South)  20 feet (deviation from 35 feet) 

Internal Building Setbacks 

Internal Cross Access Road: 35 feet (where applicable) 

Front (other than perimeter): 35 feet (accessory structures such as canopy structures 
may encroach into the front setback) 

Sides (other than perimeter): 10 feet (deviation from 20 feet) 
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Rear (other than perimeter):  20 feet (deviation from 35 feet) 

Perimeter Buffers 

SR 50 (North):    20 foot Landscape Buffer (deviation from 35 feet) 

Kettering Road (West): 20 foot Landscape Buffer (deviation from 35 feet) 

Withlacoochee State Trail (East): 35 foot  Buffer consisting of existing vegetation 
supplemented with landscaping where needed.  No 
buffer where drainage retention area abuts property 
line. 

Industrial Area (South):  20 foot  Buffer consisting of existing vegetation 

Internal lot buffers:   5 feet 

Maximum Building Height:  60 feet 

Total Square Footage:  360,568 with up to 8 additional outparcels 

Consistency with the Comprehensive Plan 

The subject property is located in the I-75/S.R. 50 Planned Development District on the 
future land use map, and is consistent with the following Goals, Objectives and Strategies 
from the Hernando County 2040 Comprehensive Plan.   

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. 
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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: 

c. Concentration of commercial uses, mixed uses and town-center type development 
along and/or easily accessed from SR-50 

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. 

Analysis¿ The project is consistent with the following standards of the PDD. 

• The site was previously approved for commercial development in accordance with 
the provision for a functional mix of land uses 

• The site is located along SR 50 where commercial development is envisioned 
• The Master Plan provides for cross access between commercial uses that meets the 

intent of a frontage road and additional ROW as needed along SR 50 and Kettering 
Road 

• The site utilizes the Planned Development process for review and approval 
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Site Conditions 

Topography 

As shown in Figure 4, the site topography ranges from an elevation of 65 feet in the southeast 
corner of the property to 90 feet in the west central part of the site.  

 

Figure 4-Parcel Key 1675066 Topography 
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Floodplain 

The site is not located in a flood zone.  As required, all development will be in accordance 
with the stormwater requirements of Hernando County and the Southwest Florida Water 
Management District. Refer to Figure 5 for the floodplain designations. 

 

 

Figure 5-Parcel Key 1675066 Floodplain 
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Soils 

The majority of the site soils consist of Candler Fine Sand.  The Candler series consists of 
very deep, excessively drained, very rapidly to rapidly permeable soils on uplands.  The 
Tavares series consists of very deep, moderately well drained soils. Refer to Figure 6 for the 
Soils Map.                                                             

 

 

Figure 6-Parcel Key 1675066 Soils 
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Site Environmental 

Development of the site will include the preparation and submittal of all required 
flora/fauna site surveys by a qualified professional.  Any required permits will be applied 
for, obtained and provided to the County. 

Infrastructure 

The project will pay both impact fees and impact fee surcharges for roads (50%) and public 
capital facilities-library-buildings-law enforcement-jail (10%) that contribute to the cost of 
providing the PDD Area with the required infrastructure.  Water and sewer agreements will 
be entered into as required by the County. 

Adequate Access/Transportation 

The project has access to SR 50 and Kettering Road. 

SR 50 has a very good level of service and is an arterial roadway in the I-75/SR 50 
infrastructure plans.  Kettering Road is a major link in the I-75/SR 50 PDD transportation 
network, is signalized at SR 50 and has a good level of service.   

The project entrances and internal cross access will be designed and permitted in 
accordance with the requirements of the County Engineer and FDOT.  A traffic study and 
access analysis will be provided as required by the County Engineer and/or FDOT.  Any 
improvements required will be consistent with the PDD Area Plan and the requirements of 
the County Engineer and FDOT. 

Utilities 

Both potable water and central sewer will be provided by the Hernando County Utilities 
Department, which has a regional water plant to the west at Lockhart Road and a regional 
wastewater treatment plant to the north on Kettering Road.  A potable water main and a 
sewer force main lie within the Kettering Road ROW on the west side of the project. A sewer 
force main is also available along SR 50.  The applicant will complete a capacity analysis and 
enter into a utilities service agreement with HCUD to ensure the timing of connection to, and 
capacity of those facilities as required.  Any required utility infrastructure improvements will 
be determined at the time of development order review and issuance. 
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Drainage  

The stormwater management system will be designed and constructed as permitted by the 
Southwest Florida Water Management District (SWFWMD).  

 

Deviations 

Deviation requests have been outlined in the narrative as indicated in the dimensional 
standards section above.  These deviations are not considered excessive and are consistent 
with previous development standards approved for the site.   

As an additional deviation, the master plan proposes unified site access and an internal 
cross access road and/or cross access between commercial uses that will serve the same 
purpose as  the required frontage road to provide for unified internal access.  The location of 
the Withlacoochee State Trail prevents this internal access road from being extended to the 
east beyond the property limits and therefore will not act as a true frontage road.  For this 
reason, a deviation to the frontage road requirement is requested with the caveat that an 
internal access road will be provided for all development that provides the same 
functionality that a frontage road would provide. This concept was previously approved by 
the County Engineer provided internal connectivity was provided. 

Conclusion 

The proposed project consists of a commercial development that was previously approved 
for the site, is consistent with the Hernando County 2040 Plan, the I-75/SR 50 Area Plan, and 
is consistent/compatible with development trends in the area along SR 50 and Kettering 
Road.  Infrastructure will be provided in accordance with the results of separate studies at 
the time of development and concurrency management requirements. 
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SITE DATA

AREA: +/- 23.3 ACRES

OWNER / APPLICANT: DMMD I LLC

PARCEL KEY NO.: 1675066

SITE ADDRESS: KETTERING ROAD

SECTION / TOWNSHIP / RANGE: 04/23S/21E

CURRENT FLU: I-75 / 50 PDD

CURRENT ZONING: GENERAL COMMERCIAL (PDP/GC)

PROPOSED ZONING: GENERAL COMMERCIAL (PDP/GC) WITH ALL OP
USES AND SPECIFIC C-2 USES

MAXIMUM FLOOR AREA UP TO 360,568 SQUARE FEET WITH UP TO 8
ADDITIONAL OUTPARCELS

MAXIMUM F.A.R. 0.35

MAXIMUM BUILDING HT. 60 FEET

MINIMUM BUILDING SETBACKS (INCLUSIVE OF BUFFERS)

S.R. 50 -  75 FEET (DEVIATION FROM 125 FEET)

KETTERING ROAD - 75 FEET (FROM EXISTING RIGHT OF WAY)

SOUTH -  20 FEET

EAST - 35 FEET

BUFFERS*

WEST (KETTERING ROAD)- 20 FEET LANDSCAPE BUFFER

SOUTH (SIDE)- 20 FEET VEGETATIVE BUFFER

NORTH (S.R. 50)- 20 FEET LANDSCAPE BUFFER

EAST (TRAIL) - 35 FEET VEGETATIVE BUFFER

*NO BUFFER IS PROVIDED WHERE DRAINAGE RETENTION AREA ABUTS
PROPERTY LINES.

THE PROJECT IS LOCATED ON FEDERAL EMERGENCY MANAGEMENT AGENCY
(FEMA) FLOOD INSURANCE RATE MAP (FIRM) COMMUNITY PANEL 12053C
0239D AND 12053C 0238D EFFECTIVE DATE FEBRUARY 2,2012. THE ENTIRE
PARCEL IS WITHIN ZONE X. ZONE X INDICATES AREAS OUTSIDE THE 0.2%
ANNUAL CHANCE FLOODPLAIN.

NO WETLANDS AND/OR SURFACE WATERS ARE PRESENT.
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PDP (GC) - GENERAL COMMERCIAL
WITH ALL OP USES AND SPECIFIC
C-2 USES

LAND USE TABLE

LAND USE ACRES
COMMERCIAL

BUILDING
AREA

COMMERCIAL DEVELOPMENT 16.8 360,568 SF

DRAINAGE, BUFFERS, R.O.W.,
OPEN SPACE

7.0

TOTAL: +/- 23.3

NOTES:

* ALL ACREAGES AND UNITS PROVIDED IN LAND USE TABLE ARE CONCEPTUAL.
FOR PLANNING PURPOSES ONLY. FINAL NUMBER OF EACH TYPE OF USE AND
ACREAGE WILL BE DETERMINED AT TIME OF PLATTING.

* LOCATIONS OF USES ARE CONCEPTUAL AND FOR PLANNING PURPOSES ONLY.
THE EXACT LOCATION OF EACH USE WILL BE DETERMINED AT THE TIME OF
PERMITTING OR PLATTING.
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