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Gleason Property

ParceI Keys 00380527, 00201 1 05

Generat

The subject site consists of approximatety 15 acres and is located on the east side of US 41

(Broad Street), south of the fairgrounds. The property is identified by the Hernando County

Property Appraiser as Parcel Keys 00380527 and 00201 105. See Figure 1 for the site aerial

and property location.
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GENERAL LOCATION MAP

Figure 1-GeneraI Location Aerial
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Gurrent Zoning and Land Use

The current zoning on the site is CPDP (Combined Ptanned Devetopment) and C-2

(Highway Commerciat). Ptease refer to Figure 2 for the current zoning on the site.
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Figure 2-Gurent Zoning
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The current Land use designation on the site is Commerciat. Ptease refer to Figure 3 for the

current [and use designation on the site.
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The surrounding zoning, [and use and property use is depicted by the fottowing tabl.e

Direction Zoning Future Land Use Property Use

North C-3; CiW of
Brooksvitte

Commerciat; City of
Brooksvilte

Hernando County
Fairgrounds

South City of Brooksvitte City of Brooksvilte Vacant; RV Park

East City of Brooksvi[[e City of Brooksvilte Vacant; Southern
Hitts

West C-2, CPDP,

AgricuLturaI
CommerciaI and
ResidentiaI west of
Broad Street

Request

The request is to change the present zoning f rom Combined Ptanned Development Project

(CPDP) and C-2 (Highway Commercial.)to Planned Devetopment Project Highway

Commerciat (PDP/HC)to attow a setf-storage facitity and ftex space for smat[ businesses,

associated storage and offices. With the property's frontage a[ong a six-taned US 41 and

proximity to the City of Brooksvitl.e, the proposed commercia[ [and uses are logica[,

consistent with the comprehensive ptan and compatibte with area zoning.

As shown on the submitted zoning master plan, there are proposed buitding areas on the

north and south ends of the site, separated by an expanse set aside for ftoodptain

management, project site drainage and wettand/karst feature protection. Direct access to

US 41 is proposed for each of the buitding areas and connection between the two is

probtematic due to environmentat factors. The north parcet, being smatter woutd make an

exceltent site for a mutti-story mini-storage facitity, The southern parcel is targe enough for

a campus of commercial. ftex buitdings to be devetoped in an architecturatty attractive

fashion. These buitdings coutd provide smatt tocat businesses with space for operation,

offices and storage.

Consistency with the Comprehensive Ptan

The request is consistent with the fottowing Goats, Objectives and Poticies of the Hernando

County 2040 Pl.an.

CommerciaI CategorY

objective 1.04G: The CommerciaI category attows primarity retait, offlce, and commercial

service uses with an overatl average gross floor area ratio of 0.35 but atso inctudes timited

Vacant
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industriat, recreationatand institutionaL uses. Residentialand mixed uses may be atlowed

subject to locationaI criteria and performance standards.

Strategy 1.04G(1): commercia[ devetopment as envisioned on the Future Land Use Map is

intended primarity for locations at major intersections and along major corrldors where

service to tocaI and regionat markets are enhanced by transportation patterns. New

commercial zoning is directed to these mapped areas. Commerciatareas that are not

mapped but are attowed under this Future Land Use Category inctude neighborhood

commerciaI and speciatty commerciaI uses as described in this Ptan, commerciaL

approved as part of mixed use deve[opments, commerciaI designated by ptanned

deveLopment districts, the infitt devetopment of existlng commerciaI areas, commercial

areas extending from designated commerciaI nodes, and pre-existing commerciatly

devetoped and designated areaS. Frontage roads and cross-access between commercial

uses is required where needed in accordance with the provisions of this Ptan and adopted

[and development regu lations.

Strategy 1.04G(8).'When evatuating unmapped commerciaI properties proposed for

potentiat infit[ the fottowing factors shou[d be considered:

a. the property shoutd be on an arterial or cottector road and provide for a frontage road, or

cross access;

b. the property shoutd tie between commerciatty zoned properties on the same side of the

road and be in ctose proximity to buitt commerciaI uses on the same side of the road such

that commerciat use of the intervening property is the most logical land use;

c. the depth of the infitt commerciat devetopment and/or zoning Shatt be commensurate

with the depth of existing commercial zoning on the proximate parcels which define the

infi[[ area;

d. the traffic impacts of additionatcommercial devetopment on the affected roadways;

e. the suitabiLity of the property for commerciaI devetopment white meeting att appLicabLe

environmentaI and site ptan requirements;

f. the property does not create new strip commerciaI areas;

g. the proposed use is compatibte with ad.iacent and surrounding land uses'

AnatWis:

The site is tocated in the commerciaI Land Use category, is adjacent to existing c-3 and c-

2 zoning atong the Broad street/us 41 corridor and is adjacent to the Hernando county

Fairgrounds which hosts numerous events and intensive activities throughout the year.
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CommerciaI devetopment Strategies 1 .04G(1) and 1 .04G(8) also provide that commerciaI

areas are permitted atong major corridors, as the infitt of existing commerclat

zoning/devetopme nt, and as pre-exlsting commerciatly designated or zoned areas meeting

the performance criteria of 1.04G(8). The site meets the performance criteria in that it is

tocated on an arteriaI roadway, [ies adjacent to existing designated commerciaI property, is

suitabte for commerciaI devetopment, is commensurate with the depth of adjacent

nonresidentiat devetopment (Fairgrounds), is compatib[e with adjacent uses, does not

create a new strip commercialarea and is located in the commerciat category.

DimensionaI Standards and Buffers

Setbacks

Perimeter Setbacks per Section 1 , Articte Vlll and Section 3, Article V of the Code

pertain ing to commerciat uses
Side: 20 feet
Rear: 35 feet

Setback from US 41: 75 feet (deviation from 125 feet)

Distance between Buitdings: 15 feet

Maximum Ftoor Area

Buitding Height:

setf-storage: 3 Stories or 45 ft. (Articte lv section 3.D (8) of Appendix A attows up to 65

feet)
Flex Space: l story

Setf-Storage: 120,000 sq. ft.
Ftex Space: 120,000 sq. ft.

Buffers - A 20 foot buffer using existing vegetation, enhanced where necessary to achieve

80% opacity is proposed atong the east and south boundaries of the development areas.

A tandscape buffer, 20 feet in with is proposed atong US 41 adjacent to the southern

development area (key 201 105), as shown on the proposed zoning master plan'

A tandscape buffer, 35 feet in with is proposed atong us 41 adjacent to the northern

devetopment area (proposed setf-storage), as shown on the proposed zoning master ptan.



CommerciaI Uses

The appticant requests a Highway CommerciaI Designation which attow a[[ permitted uses

in the C-1 District and C-2 Districts and any special exception uses from the C-2 District

and permltted or special exception uses from the C-4 District as designated in the narratlve

and on the master plan. The additionatuses wilt attow the devetopment to create adequate

ftex, storage and office space for smat[ businesses.

Additionat C-2 SpeciaI Exception Uses

. Light Whotesa[e and Storage Estab[ishments

. Wetding Shops

Permitted from the c-4 District

. Cabinet Shops

. Domestic and Business Servicer Estabtishments

. ConstructionService Estabtishment

Deviations Requested

The appticant requests the fotlowing deviations:

A reduction in the buffer from tJS 41 for parcel key 201 1OS from 35 feet to 20 feet

Justification: Parcet key201 105 has approximatety 250 feet of f rontage atong us 41 with

depths that range from approximatety 1 15 feet to 220 teet. Much of this area witl be used

for access and retention; however, the property depth is not suitabte for a 35 foot buffer

without severety timiting any buitding footprint that may be avaitab[e. The self-storage

devetopment area witt compty with the required 35 foot buffer.

A reduction in the setback from US 41 from 125 feet to 75 feet.

Justification: Parcet key 201 105 has approximatety 250 feet of f rontage atong us 41 with

depths that ra nge f rom a pproxlmatety 1 15 feet to 220 feet. Much of this area wit[ be used

for access and retention; however, the property depth iS not suitabte for a 125 foot Setback

without severe[y timiting any buitding footprint that may be avaitabte.

with parcet key 380527, the depth of the parcet with f rontage atong us 41 rangesfrom400

to 500 feet with much of the area being retegated to environmental protection, f loodptain

and naturat dra inage. lmposition of the 125 foot setback woutd again severely [im it the

avaitabte buitding footPrint.

Page 7 of 13
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Frontage Road Waiver'. Articte l, Section 24.2 of Chapter 24 generaLty requires the

devetopers of properties adjacent to arteriaI highways (US 41 in this instance) to provide a

frontage Road based upon need and demand by the County.

)ustification: Section 24.2 provides that the Board of County Commissioners maywaive the

frontage road requirement provided a determlnation is made by the enforcing agency

(county Enginee0 that a frontage road is notviabte. Reasons su pporting the wa iver of the

fro ntage road requirement inctude:

. Section 24.2 also provid es that generalty a f rontage road [in k is rough ty 1320 feet. ln

this case, parcet key 201 105 is of insufficient size (1 acre), depth and tength

(approximatety 265 feet) to provide for a frontage road.

. The adjolning parcet (parcet key 380527) does not provide for a logical frontage road

tink to the north (Hernando County Fairgrounds) or to commerciaI devetopment

either existing or ptanned to the south (Liberty Landing and an existing RV Park).

. Averysmatttriangutarparcet (Key # 201 1 14)with depthfrom US41 rangingfrom0'-

1OO' se parates the US 4l frontage of 201 15 from 380527. This parcel is not owned

by the appticant and there is not adequate space on this parcel to accommodate a

frontage road.

. Western portions of pa rcef key 380527 in ctose proxim ity to US 41 are

environmentatty sensitive (wettands, karst, f Loodptain), severety timiting the

potentiatfor constructing a frontage road.
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Site Character:stics

Topography

Topography ranges from a high of 103 feet NAVD in the southeastern boundary of the
property to 78 feet NAVD in the center. With higher elevations surrounding the subject site

to the north, east and south, The Lower elevations of the subject property receive a signif icant

amount of stormwater. The topography on the site is indicated by Figure 4.
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Ftoodpl.ain

A smatt portion of the site is located in ftood zone A. The ftoodptain on the site is indicted by

Figure 5.
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Soits

The site consists of Blichton Loamy Fine Sand (0-2o/o stoes and 2.5% sLopes), Ftemington

Fine Sandy Loam (O-2o/o stopes) and Nobteton Fine Sand (0-5% stopes) as indicated by

Figure 6.
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Envlron mentaI

A pretiminary environmental site visit was conducted on November 27 ,2024. fhe results of
the site visit are betow:

. The subject property has poorly dralned soils and a perched water tabte.

. J u risdictio na I wetta nds, includ ing forested freshwater wettand f low ways, see page

slopes, and other freshwater forested wettands are present. The wetta nds appear to
be located centratly on the property and the flow ways drain into the property from
the northeast and east. These are generalty depicted on the proposed zonlng master
pta n.

. Karst feature(s) associated with the wettand areas wi[[ be designated as open space
as depicted on the master plan.

. Large trees (18- lnch DBH and greater) are present.

. Groundcover vegetation is primarity teaf titter and pine straw.

. No state or federatly protected species were detected.

Proposed tree removatwitt be provided on construction ptans and landscape plans, in

conjunction wlth devetopment of the site. Regutated trees and specimen trees with a wi[[

be indicated and regutated in accordance with the County's [and devetopment

regulations. A biotogic survey wit[ be provided at the time of pretiminary subdivision ptat

review. A[tfederat, state and tocat permitting requirements witt be comptied with.

Adequate Access

The site has access from US 41 (Broad Street), a six [ane arteriatstreet with an a good level

of service. A tra nsportation ana tysis witt be provid ed as required by the Cou nty Engineer at

the time of site devetopment and/or conditionat subdivision ptat review.

Pubtic Facilities

Water and Sewer: The sitewitt be served bythe City of Brooksvilte Utitities, which has potable

water and sewer facitities in ctose proximity. The devetoper wilt conduct a utitity capacity

anatysis as required at the time of conditionatsubdivision ptat.

Sotid Waste: The site witt be served bythe City of Brooksvitte.

Potice and Fire: The site is served by the Hernando County Sheriff's office for potice

protection and the City of Brooksvitle for fire/rescue service.

Drainage: The site witt compty with the requirements of the Southwest Florida Water

Management District for stormwater and flood preventlon.
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Con cu rre ncy

A Certificate of Concurrency from the Citywitt be required at the time of pretiminary

subdivision review. The fotlowing facitities wit[ be reviewed for adequate capacity:

. Pota bte Water

. Sanitary Sewer

. Drainage

. Parks

. Solid Waste Disposat

. Tra nspo rtation (roadways)

At this time, lt is anticipated that adequate capacitywitt be avaitableto supportthe project


