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APPLICATION NARRATIVE 

RAIN DANCER, LLC & EVERGREEN PARTNERS, LLC 

PARCEL KEY 01317685 

 

General 

The subject site, consisting of approximately 9.3 acres, lies within section/township/range 
32/23/18 and is located on the north side of County Line Road, the south side of Quality 
Drive, approximately one mile east of Seven Hills Drive. The property is identified by the 
Hernando County Property Appraiser as Parcel Key 01317685.   See Figure 1 for the aerial 
view and location of the site.  

 
Figure 1. Aerial and location map 
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Zoning and Land Use 

The property has a Commercial land use designation on Hernando County’s Future Land 
Use Map (See Figure 2). 

 

 

Figure 2 - Current Land Use Designation Parcel Key 01317685 
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The property is presently zoned Planned Development Project/General Commercial 
(PDP/GC) and approved for C-2 uses with Mini warehouses and outdoor storage.  See 
Figure 3 for the current zoning on the site. 

 

Figure 3-Current Zoning Map Parcel Key 01317685 

The following table identifies adjacent zoning classification and their designation in the 
comprehensive plan’s future land use map. 

 Zoning Land Use/FLUM Property Use 
North PDP/SF and PDP/SU Residential and 

Public Facilities 
Residential 
(Wellington at 7 
Hills), school 
(Suncoast 
Elementary) 

South NA NA Pasco County 
East Congregate Care 

Facility 
Commercial Congregate Care 

Facility 
West PDP/GHC Commercial Commercial 

Development 
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Request 

The request is for a master plan modification to retain the already approved PDP/GC 
(General Commercial) zoning with specific C-2 Uses and add additional C-2 and special 
exception uses and change the zoning category to Combined Planned Development (CPDP). 

Project Description 

The property is retaining its previously approved PDP/GC (General Commercial) C-1 uses 
and specific C-2 uses across the site.  The size of the property and location along County 
Line Road make it attractive for a variety of diƯerent uses, ranging from highway commercial 
to medical facilities.   Additionally, a reverse frontage road (Quality Drive) already exists along 
the property’s northern boundary.  The size and location of the property will allow up to three 
commercial sites along County Line Road (Area 1) and a 5-acre parcel to the north (Area 2) 
that would be attractive for a number of uses, including already approved self-storage or 
outdoor storage uses, medical oƯices, congregate care or a commercial flex building 
complex. An internal access drive or cross access agreements would provide all uses on site 
to have access to/from Quality Drive.  Additional right of way will be provided along County 
Line Road as determined by the County Engineer and all access points will be designed to 
meet County Standards.  The total project nonresidential square footage will not exceed 
155,000 square feet.   

The project site is cleared and vacant.  The sand soils are conducive for development and 
stormwater retention.  There are no wetlands on the property and only a small corner of the 
site is within the 100 year floodplain.  Hernando County utilities are available.  The property 
has direct access to both County Line Road and Quality Drive, which serves as a reverse 
frontage road leading to a signal at Mariner Boulevard.  

Additional Uses Requested 

The following additional C-2 Uses in Area 1 along County Line Road are requested: 

 Mini warehouses (previously approved and requested in Area 1 & Area 2) 
 Outdoor RV/boat storage (previously approved and requested in Area 1 & Area 2)  
 Drive-in restaurants 
 Tire and automotive accessory establishments 
 Automotive specialty establishments 
 Automobile service establishments exceeding 4 bays (excludes body shops) 
 Veterinary clinics and hospital establishments 
 Alcoholic beverage dispensation 
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In Area 2 along Quality Drive the following Special Exception Uses are requested: 

 Congregate Care facilities  
 Hospitals (requested in Area 1 & Area 2 due to the number of acres required) 

 
Project History 

The project was previously approved by the Board of County Commissioner (Resolution 
2021-157) on September 14, 2021, as Planned Development Project/General Commercial 
(PDP/GC) with specific C-2 uses for Mini warehouses and outdoor storage with deviations (H 
21-36) .  The associated master plan included the following uses and intensity: 

 3 phases  
 Phase 1 approved for 110,00 square feet of Mini warehouse  
 Phase 2 approved for 15,000 square feet of Mini warehouse and outdoor storage of 

48 RV/boat spaces 
 Phase 3 approved for 3 commercial outparcels at 30,000 square feet with all 

allowable uses under the C-1 District  
 A 75 foot setback along County Line Road (deviation from 125 feet) 
 A rear setback of 25 feet (deviation from 35 feet) 

The approved Resolution 2021-157 for H21-36, the minutes, associated performance 
conditions and approved master plan are provided in Attachment 1 to this narrative. 

The applicant requested the Board of County Commissioners approve a master plan 
modification on August 27, 2024 (H24-17).  The modifications were not approved; however, 
the Board of County Commissioners re-approved the original request and master plan. 
Therefore, the original master plan remains eƯective. 

Proposed Setbacks and BuƯers 

Perimeter Building Setbacks 

 South (County Line Road) - 75 feet (deviation from 125 feet previously approved) 
 North (Quality Drive) - 20 feet (deviation from 35 feet previously approved) 
 East-20 feet 
 West-20 feet 
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Internal Commercial Lot Setbacks (previously approved) 

 Side-10 feet (deviation from 20 feet) 
 Rear-10 feet (deviation from 35 feet) 
 Mini warehouses-Front 15 feet 

Maximum Height 

 45 feet  

BuƯers-all buƯers will meet commercial standards per the LDR’s 

 North-10 feet landscape buƯer, 0 feet along DRA 
 South-20 feet landscape buƯer 
 East-20 feet vegetative buƯer 
 West-10 feet vegetative buƯer 

 

Consistency with the Comprehensive Plan 

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

Future Land Use Element 

Commercial Category Mapping Criteria: The Commercial Category includes commercial 
corridors along U.S. 19 and S.R. 50 and designated commercial nodes at intersections of 
arterial and/or collector roads intended primarily for commercial development with a wide 
variety of uses.  

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

Strategy 1.04A(6): The Commercial Category provides for commercial uses including 
products and services along major corridors and at roadway intersections to serve residents 
and visitors on both a localized and regionalized basis. The Commercial Category recognizes 
existing commercial use corridors along U.S. Highway 19 and State Route 50 and existing 
and planned commercial nodes at intersections of arterial and/or collector roads. The 
Commercial Category includes small unmapped existing commercial properties. The 
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Commercial Category also recognizes the ability to designate infill parcels for commercial 
use lying in proximity to and between, but not necessarily contiguous to, other existing 
commercially designated properties. Publicly owned lands along the commercial use 
corridors that are made available for surplus may be considered to have a Commercial 
designation, if the agency proceeds through the Comprehensive Plan Amendment process 
to amend the future land use map, in accordance with Section 163.3184, F.S. 

Commercial Category  

Objective 1.04G: The Commercial Category allows primarily retail, oƯice, 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. 

Commercial Nodes  

Strategy 1.04G(2): Commercial development as mapped by the Future Land Use Map is 
intended to create and identify functional nodes that conveniently serve the supporting 
population without compromising the integrity of residential areas. Commercial nodes: a. 
are located at the intersections of roads having collector status or greater; b. recognize 
concentrations of existing commercial development; c. are generally less than 100 acres in 
size within the Adjusted Urbanized Area of the County; d. are generally less than 60 acres in 
size outside of or on the fringe of the Adjusted Urbanized Area of the County; e. may be 
located in Centers or Corridors pursuant to the related strategies 

Analysis: The site is designated Commercial by the Hernando County 2040 Future Land Use 
Map and is located in a commercial node. 
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Site Conditions 

Topography 

The property slopes from County Line Road to Quality Drive with a high point of 65 feet 
above MSL to a low of 42 feet above MSL.  See Figure 4. 

 

Figure 4-Topographic Information  
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Floodplain 

The property is not located in a designated FEMA flood zone.  See Figure 5. 

 

Figure 5-Flood Zone Information  
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Soils 

The soil is classified as Candler Fine Sand which is well drained.  See Figure 6. 

 

Figure 6-Soils Information (Source : Hernando County GIS) 
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Site Environmental 

The following site characteristics are noted: 

 The subject site is primarily vacant grassland. 
 Gopher tortoise were observed on or within the vicinity of the subject property. 
 There are no other federal or state listed species present on the property. 
 No wetlands are located on this property.  
 No significant trees or tree cover is present on the property. 
 The soil is classified as Candler Fine Sand which is well drained 

All required site surveys, reports and associated permits will be provided at the time of site 
development. 

Infrastructure 

Adequate Access/Transportation 

The site has access to County Line Road, a major collector roadway, and Quality Drive, a 
local street.  The applicant proposes a single connection to each roadway. 

In addition, the applicant proposes the following relative to access and transportation: 

 All access points shall meet county commercial driveway requirements 
 The applicant will provide additional right of way along County Line Road as 

determined by the County Engineer 
 The applicant will construct a sidewalk along Quality Drive in conjunction with that 

phase of development 
 A traƯic analysis will be provided at the time of development, and the developer will 

construct all improvements recommended by the approved study 
 All outparcels will be interconnected by cross access easements; identified, 

provided and recorded at the time of subdivision plat approval 
 Cross access to adjoining parcels on the east and west will not be provided as those 

sites are currently developed.  The parcel also has access to Quality Drive, which is 
the designated frontage road for this area. 

Utilities 

The subject site is within the service boundaries of the Hernando County Utilities 
Department.  HCUD has both sewer and potable water in the vicinity of the project and the 
project will connect to County Water and Sewer. If required, the applicant will enter into a 



 

Page 12 of 19 
 

utilities service agreement with HCUD to ensure the timing of connection to those facilities 
and/or conduct any required engineering study to identify any infrastructure capacity needs.    

Drainage 

The stormwater management system will be permitted with the South Florida Water 
Management District. 

A certificate of adequate public facilities (concurrency) will be obtained at the time of site 
development. 

Deviations 

The following deviations are approved with the current valid and unexpired master plan: 

Perimeter Setbacks 

 County Line Road-75 feet (deviation from 125 feet previously approved) 
 Quality Drive-20 feet (deviation from 35 feet previously approved) 

Additional deviation requests: 

Internal Commercial Lot Setbacks 

 Side-10 feet (deviation from 20 feet) 
 Rear-15 feet (deviation from 35 feet) 
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APPLICATION NARRATIVE 

RAIN DANCER, LLC & EVERGREEN PARTNERS, LLC 

PARCEL KEY 01317685 

 

General 

The subject site, consisting of approximately 9.3 acres, lies within section/township/range 
32/23/18 and is located on the north side of County Line Road, the south side of Quality 
Drive, approximately one mile east of Seven Hills Drive. The property is identified by the 
Hernando County Property Appraiser as Parcel Key 01317685.   See Figure 1 for the aerial 
view and location of the site.  

 
Figure 1. Aerial and location map 
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Zoning and Land Use 

The property has a Commercial land use designation on Hernando County’s Future Land 
Use Map (See Figure 2). 

 

 

Figure 2 - Current Land Use Designation Parcel Key 01317685 
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The property is presently zoned Planned Development Project/General Commercial 
(PDP/GC) and approved for C-2 uses with Mini warehouses and outdoor storage.  See 
Figure 3 for the current zoning on the site. 

 

Figure 3-Current Zoning Map Parcel Key 01317685 

The following table identifies adjacent zoning classification and their designation in the 
comprehensive plan’s future land use map. 

 Zoning Land Use/FLUM Property Use 
North PDP/SF and PDP/SU Residential and 

Public Facilities 
Residential 
(Wellington at 7 
Hills), school 
(Suncoast 
Elementary) 

South NA NA Pasco County 
East Congregate Care 

Facility 
Commercial Congregate Care 

Facility 
West PDP/GHC Commercial Commercial 

Development 



 

Page 4 of 19 
 

Request 

The request is for a master plan modification to retain the already approved PDP/GC 
(General Commercial) zoning with specific C-2 Uses and add additional C-2 and special 
exception uses and change the zoning category to Combined Planned Development (CPDP). 

Project Description 

The property is retaining its previously approved PDP/GC (General Commercial) C-1 uses 
and specific C-2 uses across the site.  The size of the property and location along County 
Line Road make it attractive for a variety of diƯerent uses, ranging from highway commercial 
to medical facilities.   Additionally, a reverse frontage road (Quality Drive) already exists along 
the property’s northern boundary.  The size and location of the property will allow up to three 
commercial sites along County Line Road (Area 1) and a 5-acre parcel to the north (Area 2) 
that would be attractive for a number of uses, including already approved self-storage or 
outdoor storage uses, medical oƯices, congregate care or a commercial flex building 
complex. An internal access drive or cross access agreements would provide all uses on site 
to have access to/from Quality Drive.  Additional right of way will be provided along County 
Line Road as determined by the County Engineer and all access points will be designed to 
meet County Standards.  The total project nonresidential square footage will not exceed 
155,000 square feet.   

The project site is cleared and vacant.  The sand soils are conducive for development and 
stormwater retention.  There are no wetlands on the property and only a small corner of the 
site is within the 100 year floodplain.  Hernando County utilities are available.  The property 
has direct access to both County Line Road and Quality Drive, which serves as a reverse 
frontage road leading to a signal at Mariner Boulevard.  

Additional Uses Requested 

The following additional C-2 Uses in Area 1 along County Line Road are requested: 

 Mini warehouses (previously approved and requested in Area 1 & Area 2) 
 Outdoor RV/boat storage (previously approved and requested in Area 1 & Area 2)  
 Drive-in restaurants 
 Tire and automotive accessory establishments 
 Automotive specialty establishments 
 Automobile service establishments exceeding 4 bays (excludes body shops) 
 Veterinary clinics and hospital establishments 
 Alcoholic beverage dispensation 
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In Area 2 along Quality Drive the following Special Exception Uses are requested: 

 Congregate Care facilities  
 Hospitals (requested in Area 1 & Area 2 due to the number of acres required) 

 
Project History 

The project was previously approved by the Board of County Commissioner (Resolution 
2021-157) on September 14, 2021, as Planned Development Project/General Commercial 
(PDP/GC) with specific C-2 uses for Mini warehouses and outdoor storage with deviations (H 
21-36) .  The associated master plan included the following uses and intensity: 

 3 phases  
 Phase 1 approved for 110,00 square feet of Mini warehouse  
 Phase 2 approved for 15,000 square feet of Mini warehouse and outdoor storage of 

48 RV/boat spaces 
 Phase 3 approved for 3 commercial outparcels at 30,000 square feet with all 

allowable uses under the C-1 District  
 A 75 foot setback along County Line Road (deviation from 125 feet) 
 A rear setback of 25 feet (deviation from 35 feet) 

The approved Resolution 2021-157 for H21-36, the minutes, associated performance 
conditions and approved master plan are provided in Attachment 1 to this narrative. 

The applicant requested the Board of County Commissioners approve a master plan 
modification on August 27, 2024 (H24-17).  The modifications were not approved; however, 
the Board of County Commissioners re-approved the original request and master plan. 
Therefore, the original master plan remains eƯective. 

Proposed Setbacks and BuƯers 

Perimeter Building Setbacks 

 South (County Line Road) - 75 feet (deviation from 125 feet previously approved) 
 North (Quality Drive) - 20 feet (deviation from 35 feet previously approved) 
 East-20 feet 
 West-20 feet 
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Internal Commercial Lot Setbacks (previously approved) 

 Side-10 feet (deviation from 20 feet) 
 Rear-10 feet (deviation from 35 feet) 
 Mini warehouses-Front 15 feet 

Maximum Height 

 45 feet  

BuƯers-all buƯers will meet commercial standards per the LDR’s 

 North-10 feet landscape buƯer, 0 feet along DRA 
 South-20 feet landscape buƯer 
 East-20 feet vegetative buƯer 
 West-10 feet vegetative buƯer 

 

Consistency with the Comprehensive Plan 

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

Future Land Use Element 

Commercial Category Mapping Criteria: The Commercial Category includes commercial 
corridors along U.S. 19 and S.R. 50 and designated commercial nodes at intersections of 
arterial and/or collector roads intended primarily for commercial development with a wide 
variety of uses.  

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

Strategy 1.04A(6): The Commercial Category provides for commercial uses including 
products and services along major corridors and at roadway intersections to serve residents 
and visitors on both a localized and regionalized basis. The Commercial Category recognizes 
existing commercial use corridors along U.S. Highway 19 and State Route 50 and existing 
and planned commercial nodes at intersections of arterial and/or collector roads. The 
Commercial Category includes small unmapped existing commercial properties. The 
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Commercial Category also recognizes the ability to designate infill parcels for commercial 
use lying in proximity to and between, but not necessarily contiguous to, other existing 
commercially designated properties. Publicly owned lands along the commercial use 
corridors that are made available for surplus may be considered to have a Commercial 
designation, if the agency proceeds through the Comprehensive Plan Amendment process 
to amend the future land use map, in accordance with Section 163.3184, F.S. 

Commercial Category  

Objective 1.04G: The Commercial Category allows primarily retail, oƯice, 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. 

Commercial Nodes  

Strategy 1.04G(2): Commercial development as mapped by the Future Land Use Map is 
intended to create and identify functional nodes that conveniently serve the supporting 
population without compromising the integrity of residential areas. Commercial nodes: a. 
are located at the intersections of roads having collector status or greater; b. recognize 
concentrations of existing commercial development; c. are generally less than 100 acres in 
size within the Adjusted Urbanized Area of the County; d. are generally less than 60 acres in 
size outside of or on the fringe of the Adjusted Urbanized Area of the County; e. may be 
located in Centers or Corridors pursuant to the related strategies 

Analysis: The site is designated Commercial by the Hernando County 2040 Future Land Use 
Map and is located in a commercial node. 
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Site Conditions 

Topography 

The property slopes from County Line Road to Quality Drive with a high point of 65 feet 
above MSL to a low of 42 feet above MSL.  See Figure 4. 

 

Figure 4-Topographic Information  
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Floodplain 

The property is not located in a designated FEMA flood zone.  See Figure 5. 

 

Figure 5-Flood Zone Information  
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Soils 

The soil is classified as Candler Fine Sand which is well drained.  See Figure 6. 

 

Figure 6-Soils Information (Source : Hernando County GIS) 
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Site Environmental 

The following site characteristics are noted: 

 The subject site is primarily vacant grassland. 
 Gopher tortoise were observed on or within the vicinity of the subject property. 
 There are no other federal or state listed species present on the property. 
 No wetlands are located on this property.  
 No significant trees or tree cover is present on the property. 
 The soil is classified as Candler Fine Sand which is well drained 

All required site surveys, reports and associated permits will be provided at the time of site 
development. 

Infrastructure 

Adequate Access/Transportation 

The site has access to County Line Road, a major collector roadway, and Quality Drive, a 
local street.  The applicant proposes a single connection to each roadway. 

In addition, the applicant proposes the following relative to access and transportation: 

 All access points shall meet county commercial driveway requirements 
 The applicant will provide additional right of way along County Line Road as 

determined by the County Engineer 
 The applicant will construct a sidewalk along Quality Drive in conjunction with that 

phase of development 
 A traƯic analysis will be provided at the time of development, and the developer will 

construct all improvements recommended by the approved study 
 All outparcels will be interconnected by cross access easements; identified, 

provided and recorded at the time of subdivision plat approval 
 Cross access to adjoining parcels on the east and west will not be provided as those 

sites are currently developed.  The parcel also has access to Quality Drive, which is 
the designated frontage road for this area. 

Utilities 

The subject site is within the service boundaries of the Hernando County Utilities 
Department.  HCUD has both sewer and potable water in the vicinity of the project and the 
project will connect to County Water and Sewer. If required, the applicant will enter into a 
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utilities service agreement with HCUD to ensure the timing of connection to those facilities 
and/or conduct any required engineering study to identify any infrastructure capacity needs.    

Drainage 

The stormwater management system will be permitted with the South Florida Water 
Management District. 

A certificate of adequate public facilities (concurrency) will be obtained at the time of site 
development. 

Deviations 

The following deviations are approved with the current valid and unexpired master plan: 

Perimeter Setbacks 

 County Line Road-75 feet (deviation from 125 feet previously approved) 
 Quality Drive-20 feet (deviation from 35 feet previously approved) 

Additional deviation requests: 

Internal Commercial Lot Setbacks 

 Side-10 feet (deviation from 20 feet) 
 Rear-15 feet (deviation from 35 feet) 
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