
Hernando County

Planning & Zoning Commission

Regular Meeting

Minutes

February 9, 2026

CALL TO ORDER

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

Attendee Name Title
Kathryn Birren Chairwoman 
Nicholas Holmes Vice Chairman 
Steven Markford Regular Member
Jonathan McDonald Regular Member 
Justin Noe Regular Member 
Natasha Lopez Perez Assistant County Attorney 
Todd Crosby County Engineer
Scott Rimby Utilities Development Services Supervisor
Michelle Miller Senior Planner
Victoria Via Agenda Coordinator

Steven Markford was introduced as the newest Member of the Planning and Zoning 
Commission.

Invocation

Pledge of Allegiance

Poll Commission for Ex Parte Communications

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

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

County Attorney Statement

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

Administering of the Oath
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Minutes February 9, 2026Regular Meeting

Election of Chair of the Planning and Zoning Commission for 2026

Motion
To Nominate Kathryn Birren as chairwomen.

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

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

Motion
To nominate Nicholas Holmes as Vice Chair.

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

RECESS/RECONVENE

The Board recessed at 9:55 a.m. and reconvened at 10:05 a.m.

STAFF ANNOUNCEMENTS

Senior Planner Michelle Miller announced that Item Nos. 17117 [Special Exception Use 
Permit Petition Submitted by Evelyn Gonzalez (SE2601)] and 17113 [Master Plan Revision 
and Rezoning Petition Submitted by Granger Development LLC (H2509)] had requested to be 
withdrawn by the petitioners. It was also announced that Item Nos. 17115 [Rezoning Petition 
Submitted by Jack Melton Family Inc (H2539)] and 17116 [Rezoning Petition Submitted by 
Jack Melton Family, Inc (H2540)] had requested a postponement by the petitioner to March 9, 
2026.

APPROVAL/MODIFICATION OF AGENDA

Motion
To approve the Agenda.

RESULT: ADOPTED
MOVER: Jonathan McDonald
SECONDER: Justin Noe
AYES: Birren, Holmes, Markford, McDonald and Noe
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Minutes February 9, 2026Regular Meeting

ADOPTION OF THE INFORMATION PACKETS INTO EVIDENCE

Motion
To adopt the information packets into evidence.

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

PUBLIC HEARINGS

UNIFIED AGENDA

Approval of Minutes for Regular Meeting of January 12, 2026

CP 1500882 Verona Hills

Motion
To approve the Unified Agenda.

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

STANDARD AGENDA

Special Exception Use Permit Petition Submitted by Evelyn Gonzalez (SE2601)

The Board accepted public input on this matter.

Motion
To approve the Withdrawal.

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Jonathan McDonald
AYES: Birren, Holmes, Markford, McDonald and Noe
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Minutes February 9, 2026Regular Meeting

Special Exception Use Permit Petition Submitted by Julie Vadell and Sabato Del Pozzo 
(SE2602)

There was no public input.

Motion
To deny.

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

RECESS/RECONVENE

The Board recessed at 9:05 a.m. and reconvened at 9:10 a.m.

Conditional Use Permit Petition Submitted by Robert Creekmore and Antoinette 
Creekmore (H2601)

There was no public input.

Motion
To approve the staff recommendation.

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

Conditional Use Permit Petition Submitted by Mary Roland (CU2602)

There was no public input.

Motion
To approve the staff recommendations with modifications.

(Note: The motion pertains to the Modified Performance Condition No. 7 as approved by the 
planning department.)
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Minutes February 9, 2026Regular Meeting

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

Master Plan Revision and Rezoning Petition Submitted by Granger Development LLC 
(H2509)

There was no public input.

Motion
To approve the withdrawal.

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

Rezoning Petition Submitted by APC Towers LLC (c/o Mattaniah S. Jahn, P.A.) (H2529)

Chairwoman Birren passed the gavel to Vice Chairman Holmes and temporarily left the 
meeting, and upon returning shortly thereafter, she resumed the Chairmanship.

The Board accepted public input on this matter.

Motion
To approve the staff recommendations.

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

Motion
To approve the staff recommendations.

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Nicholas Holmes
AYES: Birren, Holmes, Markford, McDonald and Noe
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Minutes February 9, 2026Regular Meeting

RECESS/RECONVENE

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

Rezoning Petition Submitted by Jack Melton Family Inc (H2539)

There was no public input.

Motion
To postpone to a date certain of March 9, 2026.

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

Rezoning Petition Submitted by Jack Melton Family, Inc (H2540)

There was no public input.

Motion
To postpone to a date certain of March 9, 2026.

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

COMMISSIONERS AND STAFF ISSUES

The Board and staff discussed various issues.

ADJOURNMENT

The meeting was adjourned at 12:00 p.m.

UPCOMING MEETINGS

The next regular meeting of the Planning and Zoning Commission is scheduled for Monday, 
March 09, 2026, beginning at 9:00 AM, in the Commission Chambers
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Meeting: 02/09/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17126
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.

Michelle Miller Approved 02/02/2026   1:40 PM
Victoria Via Approved 02/02/2026   1:52 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Nicholas Holmes

Birren, Holmes, Markford, McDonald and NoeAYES:

Page 1
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Meeting: 02/09/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17127
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.

Michelle Miller Approved 02/02/2026   1:48 PM
Victoria Via Approved 02/02/2026   1:53 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Jonathan McDonald

Birren, Holmes, Markford, McDonald and NoeAYES:
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Meeting: 02/09/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17121
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Approval of Minutes for Regular Meeting of January 12, 2026
TITLE

BRIEF OVERVIEW
The attached Minutes for the Regular Meeting of the Planning and Zoning Commission on 
January 12, 2026, 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 
January 12, 2026, are submitted for review and approval.

Michelle Miller Approved 02/02/2026  11:50 AM
Victoria Via Approved 02/02/2026   1:33 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Steven Markford

Birren, Holmes, Markford, McDonald and NoeAYES:

Page 1
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Hernando County

Planning & Zoning Commission

Regular Meeting

Minutes

January 12, 2026

CALL TO ORDER

The public meeting was called to order at 9:00 a.m. on Monday, January 12, 2026, in the John 
Law Ayers Room, Government Center, Brooksville, Florida.  This meeting was advertised in 
the Hernando Sun newspaper and the Agenda Packet was available online at 
www.hernandocounty.us.

Attendee Name Title
Kathryn Birren Chairwoman 
Mike Fulford Alternate Member
Nicholas Holmes Regular Member
Jonathan McDonald Regular Member 
Justin Noe Regular Member 
James Lipsey Ex Officio Non-voting Member (School Board Rep.)
Scott Herring Public Works Director
Michelle Miller Senior Planner
Natasha Lopez Perez Assistant County Attorney 
Scott Rimby Utilities Development Services Supervisor
Victoria Via Agenda Coordinator

Invocation

Pledge of Allegiance

Poll Commission for Ex Parte Communications

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

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

County Attorney Statement

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

Administering of the Oath
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Minutes January 12, 2026Regular Meeting

STAFF ANNOUNCEMENTS

Senior Planner Michelle Miller announced that we received Citizen Correspondence after the 
Agenda was posted for Agenda Item Nos. 16909 [Conditional Use Permit Petition Submitted 
by Lee Pedone (CU2514)] and 16910 [Master Plan Revision Petition Submitted by Dire Wolf 
Holdings, LLC (H2545)]. 

Senior Planner Michelle Miller announced we received a Petitioner's Request for Agenda Item 
No. 16911 [Master Plan Revision Petition Submitted by SV Tampa Land LP (H2549)].

Senior Planner Michelle Miller announced that our new Planning and Zoning Commission 
Member will be selected and starting on February 9, 2026.

Election of Chair of the Planning and Zoning Commission for 2026

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

Motion
To postpone to a date certain of February 9, 2026.

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

APPROVAL/MODIFICATION OF AGENDA

Motion
To approve the Agenda.

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

ADOPTION OF THE INFORMATION PACKETS INTO EVIDENCE

Motion
To adopt information packets into evidence.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Justin Noe
AYES: Birren, Fulford, Holmes, McDonald and Noe

Hernando CountyPage 2Planning & Zoning Commission
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Minutes January 12, 2026Regular Meeting

PUBLIC HEARINGS

UNIFIED AGENDA

Approval of Minutes for Regular Meeting of June 12, 2023

Approval of Minutes for Regular Meeting of July 10, 2023

Approval of Minutes for Regular Meeting of October 7, 2024

Approval of Minutes for Regular Meeting of December 8, 2025

Motion
To approve the Unified Agenda.

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Justin Noe
AYES: Birren, Fulford, Holmes, McDonald and Noe

STANDARD AGENDA

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

There was no public input.

Motion
To approve the staff recommendation.

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

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

Member Holmes recused himself from voting due to a conflict of interest resulting from his 
business with the property.

There was no public input.

Motion
To approve the staff recommendation.

Hernando CountyPage 3Planning & Zoning Commission
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Minutes January 12, 2026Regular Meeting

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Mike Fulford
AYES: Birren, Fulford, McDonald and Noe
RECUSED: Holmes

Conditional Use Permit Petition Submitted by Lee Pedone (CU2514)

The Board accepted public input on this matter.

Motion
To approve the staff recommendation with modifications.

(Note: The motion pertained to Modified Performance Condition Nos. 14 and 15 as approved 
by the Planning Department.)

RESULT: ADOPTED
MOVER: Mike Fulford
SECONDER: Justin Noe
AYES: Birren, Fulford, Holmes, McDonald and Noe

RECESS/RECONVENE

The Board recessed at 10:20 a.m. and reconvened at 10:35 a.m.

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

The Board accepted public input on this matter.

RECESS/RECONVENE

The Board recessed at 11:10 a.m. and reconvened at 11:15 a.m.

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

Regular Member Justin Noe left the meeting.

Motion
To approve the staff recommendation.

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

Hernando CountyPage 4Planning & Zoning Commission
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Minutes January 12, 2026Regular Meeting

RECESS/RECONVENE

The Board recessed at 12:20 p.m. and reconvened at 12:30 p.m.

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

The Board accepted public input on this matter.

Regular Member Jonathan McDonald temporarily left the meeting and returned shortly 
thereafter.

Motion
To approve the staff recommendation with modifications.

(Note: The motion pertained to Modified Performance Condition Nos. 5 as approved by the 
Planning Department.)

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

RECESS/RECONVENE

The Board recessed at 1:55 p.m. and reconvened at 2:00 p.m.

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

There was no public input.

Motion
To approve the staff recommendation.

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

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

There was no public input.

Motion
To approve the staff recommendation.

Hernando CountyPage 5Planning & Zoning Commission
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Minutes January 12, 2026Regular Meeting

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

Master Plan Revision Petition Submitted by Joseph Pastore (H2554)

There was no public input.

RECESS/RECONVENE

The Board recessed at 2:10 p.m. and reconvened at 2:15 p.m.

Master Plan Revision Petition Submitted by Joseph Pastore (H2554)

Motion
To approve the staff recommendation.

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

COMMISSIONERS AND STAFF ISSUES

The Board commented on various issues.

ADJOURNMENT

The meeting was adjourned at 2:30 p.m.

UPCOMING MEETINGS

The next regular meeting of the Planning and Zoning Commission is scheduled for Monday, 
February 9, 2026, beginning at 9:00 AM, in the Commission Chambers
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Meeting: 02/09/2026
Department: Planning

Prepared By: William Hunt
Initiator: Omar DePablo

DOC ID: 17071
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

CP 1500882 Verona Hills
TITLE

BRIEF OVERVIEW
Conditional Plat for Verona Hills

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

LEGAL NOTE
The Planning and Zoning Commission has the authority to review this item in accordance with 
Chapter 26 (Subdivision Regulations), Article II (Procedures for County review and approval), 
Section 26-21 (procedure for conditional approval of a conditional plat) of the Hernando 
County Code of Ordinances.

RECOMMENDATION
Approve the Conditional Plat for Verona Hills

Michelle Miller Approved 01/28/2026   2:35 PM
Natasha Lopez Perez Approved 01/28/2026   3:09 PM
Toni Brady Approved 01/29/2026   7:57 PM
Victoria Via Approved 01/30/2026   8:19 AM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Steven Markford

Birren, Holmes, Markford, McDonald and NoeAYES:

Page 1
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STAFF REPORT 
  
 
HEARINGS: Planning & Zoning Commission: February 09, 2026 
 
APPLICANT: Riopelle Properties LLC 
 
FILE NUMBER:  1500882 
 
PURPOSE: Conditional Plat Approval for Verona Hills 
 
GENERAL 
LOCATION: West side of Kettering Road approximately 1.8 miles south of Cortez 

Boulevard 
 
PARCEL KEY  
NUMBER: 394585, 1357971 

 

The conditional plat for Verona Hills is for 302 lots within a PDP (SF)/ Planned Development 
Project (Single Family) subdivision. It is located on the West side of Kettering Road approximately 
1.8 miles south of Cortez Boulevard. 
 
The conditional plat has been reviewed by various County agencies and found to be consistent 
with County standards. A Certificate of Concurrency has been issued for the conditional plat. 
 
STAFF RECOMMENDATION: 
 
It is recommended that the Planning and Zoning Commission approve the conditional plat of the 
Verona Hills Subdivision with the following performance conditions: 
 

1. The conditional plat shall expire in two (2) years if no further approvals in the subdivision 
process are obtained. 

 
2. The developer must conform to all Hernando County Facility Design Guidelines. 

 
3. The petitioner shall provide a comprehensive listed species survey prepared by a qualified 

professional to identify any listed species present prior to clearing or development 
activities.  The petitioner is required to comply with all applicable FWC regulations. 
 

4. 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. 

 
5. The developer shall install and dedicate to HCUD the necessary water and sewer 

infrastructure (including pump stations) necessary to supply the development (Ordinance 
Sec. 26-71 thru Sec. 26-73). 
 

6. The developer shall either install the proposed utility systems within dedicated county road 
right of ways or within a non-exclusive utility easement over the roadway tract if the roads 
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Hernando County Zoning Department Staff Report 1502177 

will be privately maintained. Show the proposed wastewater pump station site(s) as 
dedicated tract(s) sized per HCUD detail #S-10 or #S-15 (June 2023 version). 

 
7. If street lighting will be installed in the development, please provide at least one of the 

following: show the pole locations on the construction drawings, add a note to the plans 
specifying what the location of the proposed poles will be in an area that will not conflict 
with the proposed water or sewer services, or provide utility separate details showing the 
location of all proposed utilities. 
 

8. Provide a final water and wastewater capacity analysis with the construction drawing 
submittal for review.  
 

9. The developer has entered into a Memorandum of Understanding with the Hernando 
County Utilities Department (HCUD) and has agreed to: 
 

 Acknowledge wastewater treatment capacity for the project limited to the first two 
years (2027-2028) of the construction schedule (180 CO’s total) and the Amenity 
Center until the Ridge Manor Water Reclamation Facility Expansion project is 
substantially completed. 
 

 Schedule CO request based on the construction schedule. 
 

 Upon request, HCUD may reevaluate wastewater capacity allotment and grant 
additional wastewater capacity to the project based on the remaining wastewater 
treatment capacity as the wastewater facility nears substantial completion. 
(estimated June 2028). 
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PARK AREA

LOCATION MAP
N.T.S.

PROJECT
LOCATION

SITE DATA
OWNER: LEE K. PEDONE & LEE K. PEDONE TTEE
APPLICANT: RIOPELLE PROPERTIES, LLC
PARCEL KEY: 1357971 & 394585
PROJECT AREA: 110.3 AC
SECTION/TOWNSHIP/RANGE: 16/23S/21E
ZONING: PDP (SF)
PROPOSED NO. OF UNITS: 302

MINIMUM PERIMETER BUILDING SETBACK (INCLUSIVE OF BUFFER):
EAST (FROM KETTERING ROAD R/W): 50'
WEST: 35'
SOUTH (FROM DASHBACH ST R/W): 35'
NORTH: 35'

SINGLE FAMILY INTERNAL LOT BUILDING SETBACKS:
FRONT/SIDE (CORNER LOTS) 25'
SIDE 7.5'
REAR 15'

MINIMUM BUFFER REQUIREMENTS:
EAST FROM KETTERING ROAD: 20'
WEST: 20'
SOUTH FROM DASHBACH ST: 20'
NORTH: 20'

BUFFER NOTE: THESE BUFFERS SHALL BE PLACED IN A SEPARATE TRACT OWNED
AND MAINTAINED BY THE HOA. THE WEST BUFFER WILL BE NATURAL VEGETIVE AND
THE SOUTH, NORTH, AND EAST BUFFERS WILL BE LANDSCAPED BUFFERS. 80%
OPACITY WILL NOT BE ACHIEVED.

FLOODPLAIN:
THE PROJECT IS LOCATED ON FEDERAL EMERGENCY MANAGEMENT AGENCY (FEMA)
FLOOD INSURANCE RATE MAP (FIRM) COMMUNITY PANEL 12053C0376D, EFFECTIVE
DATE FEBRUARY 2, 2012. THE ENTIRE SITE IS DESIGNATED FLOOD ZONE X.

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 WITH COUNTY
STANDARDS. THE POTABLE WATER SYSTEM WILL BE DESIGNED TO PROVIDE A
MINIMUM OF 1,000 GPM AT A MINIMUM OF 20 PSI FOR USE IN FIREFIGHTING AS
REQUIRED BY NFPA GUIDELINES, AS REQUIRED BY HERNANDO COUNTY.

GENERAL NOTES:
1. THIS IS A PLANNING DOCUMENT AND IS NOT TO BE CONSIDERED A FINAL
DESIGN OR CONSTRUCTION PLAN; ALSO, NOT TINTENDED FOR RECORDATION IN
PUBLIC RECORDS. DRAINAGE AND UTILITIY EASEMENETS 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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        N.T.S.

LAND USE TABLE
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PARK 10.48 3.52 Ac. REQUIRED

AMENITY SITE 1.52

BUFFERS 4.08

DASHBACH & KETTERING R/W
DEDICATION 5.02

DRAINAGE 10.59

RIGHT-OF-WAY 16.58

OPEN SPACE 8.56
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50' ROW

10' 10'

 2'
4'

1.5'
 5'

2.5'

 6'9'

6" LIMEROCK BASE - COMPACTED TO 98%
AASHTO T-180 METHOD - LBR 100

9" TYPE "B" STABILIZED SUBGRADE - LBR 40
ALTERNATE BASE / SUB BASE SECTION -10.5" LIMEROCK BASE, PLACED IN
TWO LIFTS, COMPACTED TO 98% AASHTO T-180 METHOD

GENERAL NOTES:

DESIGN SPEED, RIGHT-OF-WAY, AND
ROADSIDE DIMENSIONS ARE MINIMUMS.
SITE CONDITION MAY REQUIRE INCREASES.

* VARIANCE IN HORIZONTAL DESIGN SPEED ALLOWED
   WITH JUSTIFICATION AND APPROPRIATE SIGNAGE

** SIDEWALKS IF APPLICABLE

ALL DIMENSIONS & LABELS ARE TYPICAL

R/W R/W

FORCE MAIN 2' FROM EDGE OF
SIDEWALK MIN 48" DEEP

WATER MAIN 2' FROM EDGE OF
SIDEWALK MIN 36" DEEP

SOD
SOD

1.33'

SOD

SEED
&

MULCH

SIDEWALK

1 3/4" A.C.S.C.-TYPE
SP-9.5
1/4"/FT SLOPE

SHOULDER

1/4"/FT SLOPE

(+/-)4:1 MAX

(+) 3/4"/FT

DROP CURB (TYP)
FDOT INDEX 300

3:1 MAX (+/-)4:1 MAX
3:1 MAX

(+) 3/4"/FT

ASPHALT ASPHALT

2'
0.67'

1.33'
 5'

2.5'

SODSODSOD

SEED
&

MULCH

SIDEWALK

1.5'

TYPICAL SECTIONS
NOT TO SCALE

DESIGN SPEED = 30MPH *

** **

CLEAR ZONE

SHOULDER

 6'
CLEAR ZONE

NOT TO SCALE

HERNANDO COUNTY ROADWAY DETAIL (1V-05)

80' R/W

12' ASPHALT

8" LIMEROCK BASE - COMPACTED TO
98% AASHTO T-180 METHOD - LBR 100

12' ASPHALT2'

12" TYPE "B" STABILIZED SUBGRADE - LBR 40
ALTERNATE BASE / SUB BASE SECTION -13.5"
LIMEROCK BASE, PLACED IN TWO LIFTS,
COMPACTED TO 98% AASHTO T-180 METHOD

3" A.C.S.C.
1ST LIFT: 1.5" TYPE SP-12.5

2ND LIFT: 1" TYPE FC-9.5

2'
1.33'
SOD

WATER MAIN 8.5' FROM
R/W MIN 36" DEEP

3/4"/FT

5:1 MAX

6' SHLDR

SEED & MULCH

10' CLEAR ZONE

5:1 MAX
TREE
LOCATION

10' TREE EASEMENT

TREE
LOCATION

10' TREE EASEMENT

1/4"/FT SLOPE 1/4"/FT SLOPE

TYPE F CURB
& GUTTER

TYPE F CURB
& GUTTER

5'
SIDEWALK

1.33'
SOD

2.5'
SOD

NOT TO SCALE

6' SHLDR

10' CLEAR ZONE

5:1 MAX

SEED & MULCH

5:1 MAX

5'
SIDEWALK

2.5'
SOD
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Hernando County Planning Department Staff Report:  H-24-65 

F:\Rezonings\_2024 Rezoning Cases\H-24-65 Riopelle Properties\Staff Report\H2465 Staff Report.Docx 15 

 
BOCC ACTION: 

 
On February 25, 2025, the Board of County Commissioners voted 5-0 to adopt a 
resolution approving the petitioner’s request for rezoning from PDP(SF)/Planned 
Development Project (Single Family) to PDP(SF)/Planned Development Project 
(Single Family) with deviations, and with the following unmodified 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 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. 

 
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. Geotechnical subsurface testing and reporting in accordance with Hernando 

County’s Facility Design Guidelines shall be conducted, including all 
proposed drainage retention areas within the project to test for subsurface 
karst features as required by the County’s Facility Design Guidelines.    

 
6. 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. 
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7. A Traffic Access Analysis is required with the conditional plat. Any 

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

 
8. All roads shall meet Hernando County Standards. 

 
9. Dashback Street is classified as a Future Collector Roadway and shall be 

brought up to current County Standards from Kettering Road to the southern 
project access point on Dashback Street. The petitioner and the County shall 
work with the property owner/developer of the parcel to the South – (parcel 
key#541523) to develop an agreement for the necessary improvements to 
Dashback Street. The construction of Dashback Street is Impact Fee Credit 
eligible and will follow Sec 23-144 Exemptions and Credits (b) for the 
establishment of impact fee credits. 

 
10. The development shall meet all the requirements in the I-75/SR 50 PDD. 

 
11. Subject to a utility capacity analysis and connection to the central water and 

sewer systems at the time of vertical construction, with the stipulation that 
the developer will provide utility placement details showing the locations of 
all utilities on the conditional plat for lots with side setbacks less than 10 feet.  
Deficiencies in the area’s wastewater collection and transmission system 
could require off-site improvements by the developer. 

 
12. The developer shall provide a build out schedule to the Hernando County 

Utility Department.  
 
13. Minimum Lot Widths: 55ˈ (at the building line)   

 
14. Minimum Lot Sizes: 6,600 square feet 
 
15. Maximum Lot Coverage: 65% 
 
16. Minimum Setbacks :  

 Front:  25 ft. 
 Rear:  15 ft. 
 Side:  7.5 ft. 

 
17. Minimum Perimeter Setbacks (inclusive of buffers):  

 East From Kettering Road ROW: 50ˈ  
 West:      35’ 
 South From Dashbach St ROW: 35ˈ  
 North:      35ˈ  
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18. Minium Buffer Requirements:  

 East from Kettering:  20ˈ  
 West:    20ˈ  
 South From Dashbach St: 20’ 
 North:     20ˈ  

 
These buffers shall be placed in a separate tract owned and maintained by 
the HOA. The west buffer will be natural vegetation and the south, north and 
east buffers shall be landscaped buffers (80% opacity will not be achieved).  

 
19. The petitioner shall provide two access points into the development – one 

shall be designed as a treed boulevard entrance into the development in 
accordance with the Hernando County Land Development Regulations.  

 
20. The petitioner shall provide the minimum neighborhood acreage as required 

by the County’s Land Development Regulations and ensure that this park is 
pedestrian-accessible for all residents within the development.  

 
21. The petitioner shall preserve and/or plant the minimum seven percent (7%) 

natural vegetation as required by the County’s Land Development 
Regulations. The required natural vegetation may be included as part of the 
required open space.  

 
22. The petitioner shall submit a fire protection plan with the conditional plat in 

accordance with Hernando County LDRs. 
 

23. The petitioner shall provide a revised plan in compliance with all the 
performance conditions within 30 calendar days of being officially notified by 
the Planning Department of the final BCC approval action. Failure to submit 
the revised plan will result in no further development permits being issued. 
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Meeting: 02/09/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17117
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Special Exception Use Permit Petition Submitted by Evelyn Gonzalez (SE2601)
TITLE

BRIEF OVERVIEW
Request: 
Special Exception Use Permit for a Congregate Care Facility namely a Group Home for 
individuals under the Agency for Persons with Disabilities (APD)

General Location: 
Southeastern corner of Mariner Boulevard and Odin Street 

Parcel Key Number: 
576095

Summary of Applicant’s Request: 
The petitioner is requesting a Special Exception Use Permit to expand the existing Group 
Home known as Mariner Group Home, from six (6) to fourteen (14) residents located at 4432 
Mariner Boulevard, Spring Hill, Florida.

Note: Subsequent to the Planning and Zoning Commission, but after the advertising 
was finalized for the February 10,  2025, meeting, the petitioner requested to withdraw 
their application.

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission reach a consensus to approve 
the Petitioner’s request to withdraw. 

Michelle Miller Approved 01/29/2026   3:01 PM
Victoria Via Approved 01/29/2026   3:15 PM
Natasha Lopez Perez Approved 02/03/2026  10:42 AM

REVIEW PROCESS

Page 1
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P&Z Agenda Item (ID # 17117) Meeting of February 9, 2026

Toni Brady Approved 02/03/2026   6:33 PM

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Jonathan McDonald

Birren, Holmes, Markford, McDonald and NoeAYES:

Page 2
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Nichole Street
To: Victoria Via; Michelle Miller
Subject: FW: Mariner Group home extension SE-26-01
Date: Tuesday, February 3, 2026 10:28:07 AM

She has requested to withdraw her application SE-26-01
 
Thank you,
 

 

Nichole Street  | Planner II
Planning And Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 ext. 28033
Fax: (352) 754-4420
Email: NStreet@hernandocounty.us
Website: https://www.hernandocounty.us/departments/departments-n-z/planning
Office Hours: 7:30AM-4:00PM- Lobby Closes at 3:30pm

 
**Please Note: For Subdivision Intake Submittals, please use the new SubdivisionIntake@hernandocounty.us
email address. For resubmittals, please reference the permit number and subdivision name in the subject line.
**
 
From: Evelyn Gonzalez <absolutequalityservices752@gmail.com> 
Sent: Tuesday, February 3, 2026 9:31 AM
To: Nichole Street <nstreet@co.hernando.fl.us>
Subject: Re: Mariner Group home extension

 

 
Good morning
I would like to cancel the extension for 8 client processes.
Thank you.
 
On Mon, Feb 2, 2026 at 3:53 PM Evelyn Gonzalez
<absolutequalityservices752@gmail.com> wrote:

I am requesting to postpone the inspection, as I need to consult with APD.
Thank you for your understanding

 
On Mon, Feb 2, 2026 at 2:45 PM Nichole Street <nstreet@co.hernando.fl.us> wrote:

Good afternoon,
 
Please let me know whether you would like to revise the signs and postpone the meeting to a later date,
or withdraw the application entirely.
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CAUTION: This email originated from outside the organization. Do not click links
or open attachments unless you recognize the sender and know the content is
safe.

 
Thank you,
 

 

Nichole Street  | Planner II
Planning And Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 ext. 28033
Fax: (352) 754-4420
Email: NStreet@hernandocounty.us
Website: https://www.hernandocounty.us/departments/departments-n-
z/planning
Office Hours: 7:30AM-4:00PM- Lobby Closes at 3:30pm

 
**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference the permit
number and subdivision name in the subject line. **
 
From: Evelyn Gonzalez <absolutequalityservices752@gmail.com> 
Sent: Monday, February 2, 2026 2:31 PM
To: Nichole Street <nstreet@co.hernando.fl.us>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Victoria Via <VVia@co.hernando.fl.us>
Subject: Re: Mariner Group home extension

 

 

Hello Victoria,

Yes, that is correct. I cancelled the meeting after reviewing meetin as it indicated
a special exception for persons with disabilities, which is not compliant with APD
regulations.

 
 
 
 
On Mon, Feb 2, 2026 at 1:00 PM Nichole Street <nstreet@co.hernando.fl.us> wrote:

Good afternoon Evelyn,
 
Are you canceling solely because the meeting notice sign indicates a special exception for a group
home for persons with disabilities?
 
If the concern is only the wording on the sign, we can request a postponement at the February 9
hearing and reschedule for March 9 with new signs stating: “Special Exception Use Permit for a
Congregate Care Facility, namely a Group Home.”
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CAUTION: This email originated from outside the organization. Do not click links
or open attachments unless you recognize the sender and know the content is
safe.

 
Please let me know if this approach will work. If not, we will proceed with withdrawing your application.
 
Thank you,
 

 

Nichole Street  | Planner II
Planning And Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 ext. 28033
Fax: (352) 754-4420
Email: NStreet@hernandocounty.us
Website: https://www.hernandocounty.us/departments/departments-n-
z/planning
Office Hours: 7:30AM-4:00PM- Lobby Closes at 3:30pm

 
**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference the permit
number and subdivision name in the subject line. **

 
From: Evelyn Gonzalez <absolutequalityservices752@gmail.com>
Sent: Friday, January 30, 2026 3:12:10 PM
To: Victoria Via <VVia@co.hernando.fl.us>
Subject: Mariner Group home extension

 

 

Hello Victoria.

, I would like to cancel the extension for 8 client processes because I cannot have a sign
in front of the house indicating that persons with disabilities live there. Please proceed
with canceling the application. Also, please let me know if there is anything else I need
to do. 

Thank you.

This is APD REGULATION
 
65G-2.007 General Facility Standards. (c) No residential facility may erect any
exterior sign which would label the residents or functions of the facility by
indicating that the facility serves persons with developmental disabilities. (d) A
violation of this subsection shall constitute a Class III violation.
 
--
Sincerely,
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Evelyn Gonzalez President of Mariner Group Home
absolutequalityservices752@gmail.com
813--347-3060
352-737-2057 

 
CONFIDENTIALITY NOTICE: The information contained in this email—along with
any attachments—may contain privileged and confidential information that is
exempt from public disclosure, including individual health information which is
protected by federal and state privacy laws. This transmission is intended solely
for the review and use of the intended recipient. If you are not the intended
recipient, you are notified that any review, use, dissemination, or duplication is
strictly prohibited by law. If you have received this email in error, please report it
to the sender and permanently destroy all copies of the original message.
 

 
--
Sincerely,
Evelyn Gonzalez President of Mariner Group Home
absolutequalityservices752@gmail.com
813--347-3060
352-737-2057 

 
CONFIDENTIALITY NOTICE: The information contained in this email—along with any
attachments—may contain privileged and confidential information that is exempt
from public disclosure, including individual health information which is protected by
federal and state privacy laws. This transmission is intended solely for the review
and use of the intended recipient. If you are not the intended recipient, you are
notified that any review, use, dissemination, or duplication is strictly prohibited by
law. If you have received this email in error, please report it to the sender and
permanently destroy all copies of the original message.
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--
Sincerely,
Evelyn Gonzalez President of Mariner Group Home
absolutequalityservices752@gmail.com
813--347-3060
352-737-2057 

 
CONFIDENTIALITY NOTICE: The information contained in this email—along with any
attachments—may contain privileged and confidential information that is exempt from
public disclosure, including individual health information which is protected by federal
and state privacy laws. This transmission is intended solely for the review and use of
the intended recipient. If you are not the intended recipient, you are notified that any
review, use, dissemination, or duplication is strictly prohibited by law. If you have
received this email in error, please report it to the sender and permanently destroy all
copies of the original message.
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STAFF REPORT 
  
 
HEARINGS: Planning & Zoning Commission:  February 9, 2026 
 
APPLICANT: Evelyn Gonzalez  
 
FILE NUMBER:  SE-26-01 
 
PURPOSE: Special Exception Use Permit for a Congregate Care Facility namely a 

Group Home for individuals under the Agency for Persons with Disabilities 
(APD) 

 
GENERAL   
LOCATION: Southeastern corner of Mariner Boulevard and Odin Street  
 
PARCEL KEY 
NUMBER: 576095 
 
 
APPLICANT’S REQUEST: 
 
The petitioner is requesting a Special Exception Use Permit to expand the existing Group Home 
known as Mariner Group Home, from six (6) to fourteen (14) residents located at 4432 Mariner 
Boulevard, Spring Hill, Florida. 
 
The facility is currently certified by the Agency for Persons with Disabilities (APD) to serve six 
individuals with developmental disabilities. Due to increased demand for residential placements 
within the community, the applicant seeks to expand its capacity to serve additional individuals 
awaiting placement through APD. 
 
The proposed expansion will continue to comply with all applicable APD regulations, state 
licensing standards, Hernando County zoning requirements, and life safety codes, and is intended 
to provide safe, supervised, and person-centered residential care in a manner compatible with 
the surrounding area. 

 
SITE CHARACTERISTICS: 
  

Site Size 0.30 Acres 
   
Surrounding Zoning; 
Land Uses 

 
North: 

 
PDP(SF); Developed  

 South: PDP(SF); Developed 
 East: PDP(SF); Developed 
 West: PDP(SF); Developed 
  
Current Zoning:  PDP(SF) 
  
Future Land Use  
Map Designation:  

 
Residential  
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UTILITIES REVIEW: 
 
Hernando County Utilities Department (HCUD) currently supplies water to this parcel. There is an 
8” Force Main that runs parallel to the parcel in the Right of Way. HCUD has no objection to the 
requested special exemption to increase the number of allowable residents to the assisted living 
facility (ALF) from the current 6 residents to a total of 14 residents, subject to Health Department 
approval of any upgrades that may be required for the existing onsite sewage treatment and 
disposal system. Parcel Key# 576095.   
 
ENGINEERING REVIEW: 
 
The subject site is located on the southeastern corner of Mariner Boulevard and Odin Street. 
The County Engineer has reviewed the petitioners request and has the following comments: 
 

• No objections to the special exception use, however concerns for parking. 
• Where are the employee's and visitors parking their vehicles? 
• Parking along the right of way on Mariner Boulevard or Odin Street is not permitted and 

is subject to enforcement. 
• Is there a dedicated handicap space for visitors? 

 
Comments:  Prior to utilization of the subject site for the Congregate Care Facility, the 

petitioner shall submit for a commercial use permit that addresses all necessary 
site development improvements and transportation considerations identified by 
the County Engineer.  

  
LAND USE REVIEW: 
 
The subject property is in the Spring Hill Subdivision and is designated as Planned Development 
Project/Single Family. This parcel and the surrounding properties have been developed as Single 
Family.  

 
In accordance with County Land Development Regulations (LDR), if a developer fails to obtain a 
building permit for the vertical construction of the principal or primary building within a period of 
not more than two (2) years from the approval date or the special exception use is not established 
during this period, then the special exception use permit shall be null and void. 

 
EXISTING BUILDING SETBACKS:  

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

 
PARKING: 
The minimum Land Development Regulations (LDRs) would require 0.3 parking spaces 
per bed, based on maximum occupancy. The Land Development Regulations (LDRs) 
indicate that a Congregate Care Facility may have up to fifty (50) percent of the required 
parking spaces (including aisles) surfaced with grass, lawn, or other materials as 
designated in the County parking lot standards; however, if parking demand is such that 
said grass, lawn or other material is caused to be damaged or destroyed to the extent that 
said grass or lawn ceases to grow, or the other material otherwise causes a nuisance to 
the neighborhood, then paving may be required by the Zoning Administrator. 

35



Hernando County Planning Department  Staff Report: SE-26-01 

 

F:\Special Exceptions\SE-26-01 Evelyn Gonzalez\Staff Report\SE-26-01 STAFF REPORT- NS.docx  
  3 

 
Comments: Parking requirements are calculated for a Congregate Care Facility at a 

rate of 0.3 spaces per bed with a maximum of fourteen (14) beds. The 
applicant shall be required to provide adequate parking in accordance 
with the Land Development Regulations at the time of site plan approval 

 
LIGHTING: 
The petitioner has not indicated any provisions for lighting of the subject property. If 
approved, the petitioner must provide full cutoff fixtures to retain all light on-site and 
prevent any light spillage onto neighboring residential uses. 

 
 
COMPREHENSIVE PLAN REVIEW: 
 
The subject property is located within the Residential Future Land Use classification on the 
adopted Future Land Use map. The Hernando County 2040 Comprehensive Growth Strategy 
Plan provides the principles for guiding land development activities in the County and describes 
the related programs and strategies that provide the overall guidance for implementing the Plan. 
 
Residential Category of the adopted Comprehensive Plan states: 
 
Objective 1.04B: The Residential Category allows primarily single family, duplex, resort and 

multi-family housing and associated ancillary uses such as recreational and 
institutional.  Office and certain commercial uses may be allowed subject to 
the locational criteria and performance standards of this Plan.  Residential 
density shall not exceed 22 dwelling units per gross acre. 

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

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

 
Comments: A Congregate Care Facility namely a Group Home is permitted in all zoning 

districts as a special exception use. 
 
FINDINGS OF FACT:  
 

1. A Special Exception Use Permit for a Congregate Care Facility namely a Group 
Home is appropriate based on consistency with the Comprehensive Plan and 
compatibility with the surrounding areas and subject to appropriate performance 
conditions. 

2. The proposed project shall require a commercial review for any upgrades to the 
building necessary based on the increased resident count.  

 
 
NOTICE OF APPLICANT RESPONSIBILITY: 
 
The special exception process is a land use determination and does not constitute a permit for 
either construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
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construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 
 
The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowners’ 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 
 
STAFF RECOMMENDATIONS: 
 
It is recommended that the Planning and Zoning Commission approve the petitioner’s request for 
a Special Exception Use Permit for a Congregate Care facility namely a Group Home for 
individuals under the Agency for Persons with Disabilities (APD), with the following performance 
conditions: 

 
1. The petitioner shall obtain all permits from Hernando County and other applicable 

regulatory 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 proposed project shall require a commercial review. 

 
3. Coordination with and approval from the Health Department of any upgrades that may be 

required for the existing onsite sewage treatment and disposal system. 
 

4. Prior to utilization of the subject site for the Congregate Care Facility, the petitioner shall 
submit for a commercial use permit that addresses all necessary site development 
improvements and transportation considerations identified by the County Engineer.  
 

5. Applicant shall provide parking to include Handicap parking spaces and employee/visitor 
parking. 
 

6. Parking along the right of way of Mariner Boulevard or Odin Street is not permitted 
and is subject to enforcement.  
 

7. Parking requirements are calculated for a Congregate Care Facility at a rate of 0.3 spaces 
per bed with a maximum of fourteen (14) beds this will require four (4) parking spaces 
including one (1) ADA-accessible parking space. 
 

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

9. The petitioner shall coordinate with the Hernando County Development Services 
Department, Building Division, for any upgrades to the building necessitated by the 
increased resident count.  
 

10. If the petitioner fails to obtain a building permit for the vertical construction of the 
principal or primary building within a period of not more than two (2) years from the 
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approval date or the special exception use is not established during this period, then 
the special exception use permit shall be null and void. 
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Meeting: 02/09/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17118
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Special Exception Use Permit Petition Submitted by Julie Vadell and Sabato Del Pozzo 
(SE2602)

TITLE

BRIEF OVERVIEW
Request: 
Special Exception Use Permit for Family Mausoleum

General Location: 
North side of Rester Drive at the intersection of Kindlewood Trail

Parcel Key Number: 
973520

Summary of Applicant’s Request: 
The petitioner is requesting approval of a Special Exception Use Permit to allow the 
construction of a Family Mausoleum on their property. This request is made to honor and 
preserve the petitioner’s family bond and legacy. The proposed mausoleum would serve as a 
dedicated place where family members may gather, reflect, and maintain a lasting connection 
across generations.

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

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

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

Michelle Miller Approved 01/29/2026   3:02 PM
Victoria Via Approved 01/29/2026   3:12 PM
Natasha Lopez Perez Approved 02/03/2026  10:44 AM
Toni Brady Approved 02/03/2026   5:02 PM

REVIEW PROCESS

Page 1
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P&Z Agenda Item (ID # 17118) Meeting of February 9, 2026

RESULT: ADOPTED
MOVER: Jonathan McDonald
SECONDER: Nicholas Holmes

Holmes, Markford, McDonald and NoeAYES:
BirrenNAYES:

Page 2
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STAFF REPORT 
  
 
HEARINGS: Planning & Zoning Commission:  February 9, 2026 
 
APPLICANT: Julie Vadell and Sabato Del Pozzo 
 
FILE NUMBER:  SE-26-02 
 
PURPOSE: Special Exception Use Permit for Family Mausoleum  
 
GENERAL   
LOCATION: North side of Rester Drive at the intersection of Kindlewood Trail 
 
PARCEL KEY 
NUMBER: 973520 
 
 
APPLICANT’S REQUEST: 
 
The petitioner is requesting approval of a Special Exception Use Permit to allow the construction 
of a Family Mausoleum on their property. This request is made to honor and preserve the 
petitioner’s family bond and legacy. The proposed mausoleum would serve as a dedicated place 
where family members may gather, reflect, and maintain a lasting connection across generations. 
 
SITE CHARACTERISTICS:  
 

Site Size 5 Acres 
   
Surrounding Zoning; 
Land Uses 

 
North: 

 
Agriculture; Developed   

 South: ROW/Agriculture; Right of way / Developed 
 East: Agriculture; Developed 
 West: Agriculture; Developed 
  
Current Zoning:  Agricultural 
  
Future Land Use  
Map Designation:  

 
Agricultural 

  
 

UTILITIES REVIEW: 
 
Hernando County Utilities Department (HCUD) does not currently supply water or wastewater 
service to this parcel. Water and wastewater are not available to this parcel. HCUD has no 
objections to the special exemption to allow a Mausoleum on the property 
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ENGINEERING REVIEW: 
 
The subject property is on the North side of Restor Road. Department Of Public Works has no 
objections to the proposed use of a mausoleum. 

 
LAND USE REVIEW: 
 

Existing Building Setbacks:  
• Front:   75’  
• Side:  35’ 
• Rear:  50’ 

 
Buffers:  

• Rear   20’ 
• Sides  20’ 

 
Comments: The adjacent properties are zoned AG/ Agricultural. Due to residential 

standards, staff recommends a 20-foot landscape buffer. While the 
adjacent parcels are not residentially zoned, there are residential homes 
on the parcels surrounding the subject site.  

 
COMPREHENSIVE PLAN REVIEW: 
 
The subject property is located within the Rural land use classification on the adopted Future 
Land Use Map. The area is characterized by Rural uses. 
 

Comments:  The proposed family mausoleum is consistent with the Hernando County 
Comprehensive Plan’s Rural Future Land Use objectives to retain and promote 
agricultural activities and preserve rural character, as the use is low intensity, 
accessory in nature, and compatible with long-range land use goals for 
rural/agricultural areas. 

 
FINDINGS OF FACT:  
 
A Special Exception Use Permit for a Family Mausoleum is allowed by right in all zoning districts. 
The proposed use is consistent with the Hernando County Comprehensive Plan and is compatible 
with surrounding land uses, as it is a low-intensity, accessory use that does not adversely impact 
the character of the area. 

 
1. The mausoleum shall be constructed in compliance with Florida Statutes Chapter 497 and 

in accordance with the Florida Building Code, as applicable. 
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NOTICE OF APPLICANT RESPONSIBILITY: 
 
The special exception process is a land use determination and does not constitute a permit for 
either construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 
 
The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowners’ 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 
 
The applicant, property owner, or developer is responsible for ensuring the performance 
conditions established herein are provided to all contractors performing work for this project.  All 
applications submitted for development activity on this project are expected to comply with the 
performance conditions established herein. 
 
 
STAFF RECOMMENDATIONS: 
 
It is recommended that the Planning and Zoning Commission approve the petitioner’s request for 
a Special Exception Use Permit for Family Mausoleum, 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. Building Setbacks 

Front:   75’ 
Side:  35’ 
Rear:  50’ 

 
4. Buffers  

Rear Buffer  20’ 
Sides 20’ 

 
5. The mausoleum shall be constructed in compliance with Florida Statutes Chapter 497 

and in accordance with the Florida Building Code, as applicable. 
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HERNANDO COUNTY CONDITIONAL USE PERMIT
OX SPECIAL EXCEPTION USE PERMIT PETITION

Doc Application request ftheck one)i

fl Conditional Use Permit
EI Special Exception Use Permit

PRINT OR TYPE ALL INFOR]VIATION
oRto

oate: l/'5- DA5
4

Address:

Phone Email
Property owner's name'. (ifnot the applicant)

City

;- RECEIVED
=: No\/042025

Hemando County Development Services

Zoning Division

File No. Date Stamp:

APPLICANTNAME:

State

REPRE SENTATIVE/CONTACT NA.I}TE

Company Name:
Address:

(ta+aCity
Phone: Email

HONIf, OWNERS ASSOCIATION: tr YesE No ftf appticable provide name)

Contact Name
Address: City State:_ Zip

PROPERT}' TION
PARCEL(S
SECTION
Current zoning
Desired use:

Size of area

) KEY NLMBER(S):'- /q
ooct?z<eD1.

2.

J.

4.

5.

6.

7.

8

9.

TOWNSHIP RANGE i8

covered by
Highway and street boundaries:

Has a public hearing been held ,on this property within past twelve months? E Yes

Will expert witness(es) be utilized during the public hearings? NY (Ifyes, identifu on an attached list.)

Will additional time be required during the public hearing(s) and horv much? tr Yes E,No (Time needed:

Kl.
o

_)

PROPERTY OWNER AFFIDIVAT

I, T, /'e l/a '^ /l thoroughly examined the instructions for filing this
application and state and af[irm that all information submitted within this petition are true and conect to the best of my knowledge and
belief and are a matter of public record, and that (check one):

I t urn the owner of the property and am making this application OR
E I am the orvner of the properfy and am authorizing (applicantl:

and (represenative,

to submit an application for the described property"

of Property Owner
STATE OF FLORIDA
COUNTY OF HERNANDO

acknorv me by 'sical

20 by who is
known to me or I as identification.

o f Notary Public dA-
HEATHER CARPET{TEB

Notary Public, State ot Ftorida

Commissionf HH 679297
My comm. expires jun. 27, 2029

-, 

have

\F online notarizurlor,,t ir-Z$ day of

Effective Date: 05/15/20 Last Revision: 05/15120

Cup - Spex Application Form_05. 15.20

Notary Seab'Stamp

Page I of I

(

,1-

-llrJ

E

F
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HERNANDO COUNTY CONDITIONAL USE PERMIT
Oft SPECIAL EXCEPTION USE PERMIT PETITION

Application request eheck one):

E Conditional Use Permit
EJ Special Exception Use Permit

PRINT OR TYPE ALL INFORMATION

11'5: JLSDate

City

a
Address:

Phone
Property namez (if not the applicant)

RECEIVED

NOV 0 4 Z0?5

Hemando County Development Services

Zoning Division

File No. Date Stamp:

APPLICANT NAMf,:

REPRESENTATIVE/CONTACT NAME:
Company Name:
Address:
City State:

Phone Fmail

HOME OWNERS ASSOCIATION tr yes ilXo (if applicabte provide name)

Contact Name:
Address: City Srare:_ ziy_

PROPERTY INFORMATION:
PARCEL(S) KEY NUMBER(S):
SECTION
Current zoning c

Desired use:

Size ofarea covered by application
Highway and street boundaries

Has a public hearing been held on this property within the fwelve months? tr Y N

Will expert witness(es) be utilized during the public hearings? trY::fi No (lf yes, identifr on an attached list.)
Will additional time be required during the public hearing(s) and how much? tr Vesr[No (Time needed:

l.
2.

4.
5.

6.

7.

8

9. )

RANGE

PROPERTY OWNER AFFIDIVAT

I, have thoroughly examined the instructions for filing this
application and state and affirm that all information submitted within this petition are true and correct to the best of my knowledge and
belief and are a matter of public record, and that (check one):

tr I am the owner of the property and am making this application OR
tl I am the owner ofthe property and am authorizing (appticant):

and ftepresentative,

to submit an application for the described property

Signature Property
STATE OF FLORIDA
COUNTY OF HERNANDO

was acknowledged before me by means of or Eonline notarization, th,,-5-ou,
zo 25 ,by who is

known to me HID
of

#i-
TR]STAN HERTEL

Nolary Public, State ol Florida

Commissionf HH 599t11
My omm. eryires Oct 02, 2028

of

Effective Date: 05/15/20 Last Revision: 05/15/20 Notary Seal/Stamp

Page I of I

[nf qnr I

Cup - Spex Application Form 05. 15.20

as identification.

cal

DO

( oRt o

FiEI

$

{o)-nLu nz.i fn-^
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The reason I what to do a Mausoteum:

I am Bless with six kids, and I woutd tike to create a deepty meaningfut ptan for our family.
It's important for me preserving my famity connection creating a Mausoteum on the
property that seems like a beautifut way to honor my tamity bond, ensuring that my
husband and I stay ctose to our children even after we are gone. lt's important for us a
physicat space where the lamity can gather. Reftect and stay connected, especiatty since

our chitdren vatue being ctose home. We altcameto an agreement aboutthe property

being kept in the famity as a ptace for future generations to gather.

Stale ,)i Flo Ct

slr

a\, N""ian' daed

otarV Publac

[4y Cornmrssron Erorres q/n /?olq

Propertyaddress: 15249 ResterDrive, Brooksvitte, FL 34613

Property is Paid in FULL
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Meeting: 02/09/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17119
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Conditional Use Permit Petition Submitted by Robert Creekmore and Antoinette Creekmore 
(H2601)

TITLE

BRIEF OVERVIEW
Request: 
Conditional Use Permit for a Temporary Structure

General Location: 
Northern terminus of Rim Rock Drive and Wheystone Drive

Parcel Key Number: 
759922

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

According to Appendix A, Article I, Section 3, Paragraph 129 of the Hernando County Code of 
Ordinance, a  “structure” is defined as “any combination of materials fabricated to fulfill a 
function in a fixed location on the land includes buildings and signs.”

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 
Recreational Vehicle (RV) qualifies as a structure; if such a determination is made, the 
Planning & Zoning Commission may approve the request for a Conditional Use Permit for a 
Temporary Structure for a Recreational Vehicle (RV) as a temporary security residence with 
performance conditions.

Michelle Miller Approved 01/29/2026   3:04 PM

REVIEW PROCESS

Page 1
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P&Z Agenda Item (ID # 17119) Meeting of February 9, 2026

Victoria Via Approved 01/29/2026   3:11 PM
Natasha Lopez Perez Approved 01/30/2026   2:06 PM
Toni Brady Approved 02/01/2026   9:01 PM

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Nicholas Holmes

Birren, Holmes, Markford, McDonald and NoeAYES:

Page 2
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STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission:  February 9, 2026 
 

APPLICANT: Robert B and Antoinette Creekmore 

 
FILE NUMBER: CU-26-01 
 
REQUEST: Conditional Use Permit for a Temporary Security Residence 
 
GENERAL LOCATION: Northern terminus of Rim Rock Drive and Wheystone Drive 
 
PARCEL KEY NUMBER: 759922 
 

 
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 3.4 Acres 
   
Surrounding Zoning; 
Land Uses 

 
North: 

 
Conservation; Conservation  

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

 
Rural 

  
 
UTILITIES REVIEW 

 
Hernando County Utilities Department (HCUD) does not currently supply water or wastewater 
service to this parcel. Water and wastewater are not available to this parcel. HCUD has no 
objection to allow a RV on parcel while the home is being built. 
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ENGINEERING REVIEW 
 
The subject site is located at the Northern terminus of Rim Rock Drive and Wheystone Drive. 
Driveway apron connection must be installed as required with single family residential permit 
requirements. 

 
LAND USE REVIEW 
 

Minimum Building Setbacks Required in the R1C/Residential District: 
• Front: 25’ 
• Side: 10’ 
• Rear: 20’ 

 
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 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. The petitioner shall install a driveway apron connection in accordance with single-family 
residential permit requirements. 
 

6. 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.  
 

7. The Conditional Use Permit shall expire on February 9, 2027.  
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HERNANDO COUNTY CONDITIONAL USE PERMIT
OR SPECIAL EXCEPTION USE PERMIT PETITION

tI]
t^

Application request tcheck one)2

VConditional Use Permit

E Special Exception Use Permit

o R to

a,
Fl

z3 'l_5

PRINT OR TYPE ALL INFORMATION

Date: to \
g'b

Phone Email
Property owner's namea (if not the applicant)

\to. G""L-r*
:\

City Zip

i. OcI302025
Hemando County Development SeMces

Zoning Division

RECEIVED

APPLICANT NANIE

REPRESENTATIVE/C'ONTACT NANI E

Company Name:
Address:
Cit_u: State: zip:
Phone:

HOME OWNERS ASSOCIATION: tr Yes E No gf applicable provide name)

Contact Name:
Address: City:

PROPERT\' INFORNIATION :

PARCEL(S) KEY
SECTION

I
2

J

4
5

6

7

8

9

15 L
TOWNSHIP 2-2. . RANGE

Current zoning
Desired use:

Size ofarea covered by appl
Highlvay and street boundaries:

Has a public hearing been held on this properry rvithin the past trvelve months? E Yes E<r(o
Will expert rvitness(es) be utilized during the public hearings? E Yes

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

E{q1tf yes. identifo on an attached list.)
d(o tTime needed: 

-)

PROPERI'\' OWNER AFFI DI\'AT

I. {A ..lo]^ C*ril*Ec<- have thoroughly examined the instructions for filing this

belief;gd are a matter of public record, and that (check one):
ls{ | am the owner of the properfy and am making this application OR bkL,,*,,-tr I am the owner of the property and am authorizing (appticant):

and 1re pre sentativ e, if applicab le)

l B
application and state and affirm that all information submitted rvithin this petition are true and correct to the best of my knowledge and

to submit an application for the described properry

STATE OF FLOR]DA
COUNTY OF HERNANDO
The instrument rvas acknow before me

20

Public

Effective Date: 05115120 Last Revision: 05115120

of Property Owner

of this 3) day of
who is

Notary Seal/Stamp

Page I of I

*,*\+r,
rffi$f,e-*i

1: 9F nY:

STEPHAJqE JEANNE ROSE

\otrr! firb{ic - State o{ Flori(t
Conoilsion # HH 447332

l,ty Comm, Expires Sep 24, 2017
SonCed through N.tional Notary Alsn.

to me orly

Cup - Spex Application Form_05.15.20

as identification.

File No. CU-A(' '9bfficial Date Stamp:

DO

F

tr-.i1.

State:_ Zip:_
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we are requ€sting approvat to ptac6 and occupy an RV on the subject property for security
purposes during the construction, instaltation and completion of a modutar home. The
buitding permit apptication (1505090) has been submitted. we wiu vacate the RV once a
certificate of occupancy has been issued for our home.

x

x

State a,l

ntv.Jl

elorc ni

Your Nan

Mv (- rrmn

regorng

) Here N

Ssron F Yr

0 cknowled EC

* y' au.aorr

STEPHAXIE JEANI]E ROSA
. State of FlondaXot!ry Pub c

Cornm iteio t HH 44t].)2
,ly coom ErpireJ Sep 24, 2027

Bonded throlgh {ational totary fu5n.

f",/

Ich
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Meeting: 02/09/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17120
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Conditional Use Permit Petition Submitted by Mary Roland (CU2602)
TITLE

BRIEF OVERVIEW
Request: 
Conditional Use Permit for a Second Residence Due to Medical Hardship and Damage of 
Permanent Structure Due to Hurricane Milton

General Location: 
North side of Standish Road approximately 850 feet from Cortez Blvd

Parcel Key Number: 
100955

Summary of Applicant’s Request: 
The petitioner is requesting a Conditional Use Permit for a second residence on the property 
due to medical hardship and the need to complete repairs resulting from Hurricane Milton in 
October 2024.

During Hurricane Milton, the petitioner’s primary residence sustained significant damage. In 
response, the petitioner obtained a second mobile home through FEMA (Federal Emergency 
Management Agency). FEMA placed this mobile home on the property in approximately April 
2025, in its current location near or at the property line. The petitioner is requesting a deviation 
from the 25-foot front setback to keep the mobile home in this location. FEMA has authorized 
the petitioner to maintain the mobile home on the premises.

Additionally, the petitioner’s family physician has recommended that the petitioner’s husband 
reside in the ADA-compliant mobile home to accommodate his medical needs.

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 and 
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storm damage with performance conditions.

Michelle Miller Approved 01/29/2026   3:07 PM
Victoria Via Approved 01/29/2026   3:10 PM
Natasha Lopez Perez Approved 02/03/2026  10:14 AM
Toni Brady Approved 02/03/2026   5:01 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Steven Markford

Birren, Holmes, Markford and NoeAYES:
McDonaldNAYES:
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STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission:  February 9, 2026 
 
APPLICANT: Mary Roland 
 
FILE NUMBER: CU-26-02 
 
REQUEST: Conditional Use Permit for a Second Residence Due to Medical 

Hardship and Damage of Permanent Structure Due to Hurricane 
Milton 

 
GENERAL LOCATION: North side of Standish Road approximately 850 feet from Cortez 

Blvd  
 
PARCEL KEY NUMBER: 100955 
 

 
APPLICANT’S REQUEST 

 
The petitioner is requesting a Conditional Use Permit for a second residence on the property due 
to medical hardship and the need to complete repairs resulting from Hurricane Milton in October 
2024. 
 
During Hurricane Milton, the petitioner’s primary residence sustained significant damage. In 
response, the petitioner obtained a second mobile home through FEMA (Federal Emergency 
Management Agency). FEMA placed this mobile home on the property in approximately April 
2025, in its current location near or at the property line. The petitioner is requesting a deviation 
from the 25-foot front setback to keep the mobile home in this location. FEMA has authorized the 
petitioner to maintain the mobile home on the premises. 
 
Additionally, the petitioner’s family physician has recommended that the petitioner’s husband 
reside in the ADA-compliant mobile home to accommodate his medical needs. 
 
SITE CHARACTERISTICS 

 
Site Size .03 Acres 
Surrounding Zoning; 
Land Uses 

 
North: 

 
R1A; Residential 

 South: (ROW)/R1A; Right-of-
Way, Residential 

 East: R1A; Residential 
 West: R1A; Residential 
  
Current Zoning:  Residential 
  
Future Land Use  
Map Designation:  

 
Residential  
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UTILITIES REVIEW 
Hernando County Utilities Department (HCUD) does not currently supply water or wastewater 
service to this parcel. Water is available to this parcel; wastewater service is not available. 
HCUD has no objection to allow a second residence (RV) on the property to take care of a 
family member, subject to Health Department approval of any upgrades that may be required 
for the existing onsite sewage treatment and disposal system. 

Comment: The petitioner shall coordinate with the Hernando County Health Department to 
obtain approval for any required upgrades to the existing onsite sewage 
treatment and disposal system. 

 
ENGINEERING REVIEW 

The subject site is located on the North side of Standish Street Road Approximately 850 feet 
from Cortez Blvd. The Hernando County Department of Public Works and Engineering have 
no objections to the conditional use. No parking is permitted in the right of way by ordinance. 
GIS mapping shows parking in right of way is occurring, this must stop or be subject to 
enforcement. 

LAND USE REVIEW 
 
Minimum Building Setbacks Required in the R1A(Residential) District: 

• Front: 25 ’ Petitioner is requesting a Deviation  to  5’ 
• Side: 10’ 
• Rear: 20’ 

 
Comments: The petitioner has requested a setback deviation based on the placement of the 

trailer by FEMA. However, the requested deviation cannot be granted under the 
provisions of the Conditional Use Permit. The petitioner shall either relocate the 
FEMA trailer from its current location to comply with required setbacks or obtain 
an approved Variance authorizing the setback deviation. 

 
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. 
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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 and storm 
damage 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 either move the FEMA trailer from it’s current location or Obtain 

an approved Variance requesting the setback deviation. 
 

3. The petitioner shall either relocate the FEMA trailer from its current location to 
comply with required setbacks or obtain an approved Variance authorizing the 
setback deviation. 
 

4. The petitioner shall coordinate with the Hernando County Health Department to 
obtain approval for any required upgrades to the existing onsite sewage treatment 
and disposal system. 
 

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

 
6. Parking within the public right-of-way is prohibited by ordinance.  

 
7. The conditional use permit shall expire on February 9, 2028. 
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HERNANDO COUNTY CONDITIONAL USE PERMIT
Ofi SPECIAL EXCEPTION USE PERMIT PETITION

Application request ftheck one) z

E Conditional Use Permit
E Special Exception Use Permit

PRINT OR TYPE ALL INFORMATION

Date 0 -9 ' -

Property ownerts name:

7-
Fl
{

City Zip

ffi.ffiCHgVffiP

HERNANDO CCUi'JTY ZON 'IG

Official Date StampFile

APPLICANT NAME
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Phone: Email
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PROPERTY INFORMATION:
tDDq 5gPARCEL(S) KpY NUMBER(S):
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l.
2.
?

4.

5.

6.

7.

8

9.

Desired use:

Size ofarea covered by application
Highway and street boundaries:

Has a public hearing been held on this properly within the past twelve months? E Yes
Will expert witness(es) be utilized during the public hearings? E Yes
Will additional time be required during the public hearing(s) and how much? E Yes

(Ifyes, identi$ on an attached list.)
o (Time needed: )

\
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D have thoroughly examined the instructions for filing this
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W t u the owner of the property and am making this application OR
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of Property Owner
STATE OF FLORIDA
COUNTY OF HERNANDO
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who isL^ by
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Federal Emergency Management Agency
Disaster Number: DR-4828-FL
FEMA Application Number: 62052097 I

Mary Roland
6521 Standish St
Weeki Wachee, FL 34613

FEMA

Notice of Interest (Response)
Sale of FEMA Unit

If you return this form, you understand the following:

You are not required to participate in the sales process or buy the FEMA Unit.

You may not qualify.

FEMA is not required to sell the FEMA Unit to you.

If you DO NOT want to buy the FEMA Unit - Your eligibility for Direct Housing Assistance will not
be affected for DR-4828-FL. You can keep staying in FEMA Unit for as long as you stay eligible or
until the end of the assistance period, which ends on 0411112025.

If you buy the FEMA Unit - Return this letter to your FEMA Representative within 30 days
to closing date to buy the FEMA Unit.

I want to buy the FEMA Unit. I do not want to buy the FEMA Unit.

U.S. Department of Homeland Security
Washington, DC 20472

o

a

frlO lo-&
Date

FEMA Unit Information

MHU -
TJNIVERSAL

0134594Unit Type: Bar Codc: VIN DYAL122t0s40

Page 3 of 3
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Meeting: 02/09/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17113
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Master Plan Revision and Rezoning Petition Submitted by Granger Development LLC (H2509)
TITLE

BRIEF OVERVIEW
Rezoning Request:
Master Plan Revision and Rezoning for a property zoned PDP(GC) Planned Development 
Project (General Commercial) to include additional C-2 uses with deviations

General Location:
North side of County Line Road, approximately 340ˈ east of Seven Hills Drive.

Parcel Key Number: 
01317685

Summary of Applicant’s Request:
The petitioner is requesting a revision to the approved master plan to maintain the existing 
PDP(GC) Planned Development (General Commercial) zoning designation, which includes the 
previously approved C-2 uses of mini warehouse and outdoor storage, while seeking to 
incorporate additional C-2 uses.

Planning and Zoning Commission Action:
On July 14, 2025, the Planning and Zoning Commission voted 5-0 to approve the petitioner’s 
request for a postponement to September 8, 2025, to allow the petitioner time to review staff 
recommendation. 

On September 8, 2025, the Planning and Zoning Commission voted 5-0 to approve the 
petitioner’s request for a postponement to November 10, 2025, to allow the petitioner time to 
review staff recommendation. 

Subsequent to the September 8, 2025, Planning and Zoning Commission meeting, the 
petitioner requested an additional postponement to the February 9, 2026, Planning and 
Zoning Commission meeting to allow the petitioner to determine the course of action for the 
property. 

On November 10, 2025, the Planning and Zoning Commission voted 5-0 to approve the 
petitioner’s request for a postponement of their request for a Master Plan Revision and 
Rezoning for a property zoned PDP(GC) Planned Development Project (General Commercial) 
to include additional C-2 uses with deviations to the February 9, 2026, Planning and Zoning 
Commission meeting with the advertising costs being the full responsibility of the applicant.

Note: Subsequent to the Planning and Zoning Commission, but after the advertising 
was finalized for the February 10,  2025, meeting, the petitioner requested to withdraw 

Page 1
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their application. 

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. 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 approve the petitioner’s request to withdraw their application. 

Michelle Miller Approved 01/29/2026   2:39 PM
Natasha Lopez Perez Approved 02/03/2026   9:49 AM
Toni Brady Approved 02/03/2026   6:40 PM
Victoria Via Approved 02/04/2026   8:38 AM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Nicholas Holmes

Birren, Holmes, Markford, McDonald and NoeAYES:

Page 2
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Betsey Jolley
To: Lashaundra Ellison
Cc: Don Lacey; Concetta Cook; Michelle Miller
Subject: RE: Granger H-25-09
Date: Wednesday, January 14, 2026 5:14:17 PM
Attachments: image002.png

image005.png

Lashaundra:
 
Just received authorization from our client to withdraw the application. Please proceed
with the withdrawal and return any unused fees.
 
Thanks,
 

 
 
 
From: Lashaundra Ellison <LEllison@hernandocounty.us> 
Sent: Wednesday, January 14, 2026 11:03 AM
To: Betsey Jolley <BJolley@coastal-engineering.com>
Cc: Don Lacey <dlacey@coastal-engineering.com>; Concetta Cook <ccook@coastal-
engineering.com>; Michelle Miller <MLMiller@co.hernando.fl.us>
Subject: RE: Granger H-25-09

 
Sounds good, keep me posted.
 
Thank you,
 

 

Lashaundra Ellison | Concurrency Planner II
Planning and Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 x 28019
Email: Lellison@hernandocounty.us
Website: http://www.hernandocounty.us/plan
 
Hernando County Development Services Department business hours are
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Betsey Jolley, AICP

Planning Manager
Coastal Engineering Associates, Inc.
Office: (352) 796.9423

Direct: (352) 637-4111
biolley@constalengincering.com

oo Constak-Engineering com









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

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

 
**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference
the permit number and subdivision name in the subject line. **
 
From: Betsey Jolley <BJolley@coastal-engineering.com> 
Sent: Wednesday, January 14, 2026 11:02 AM
To: Lashaundra Ellison <LEllison@hernandocounty.us>
Cc: Don Lacey <dlacey@coastal-engineering.com>; Concetta Cook <ccook@coastal-
engineering.com>; Michelle Miller <MLMiller@co.hernando.fl.us>
Subject: RE: Granger H-25-09

 

 
Got it, I will get with the client right now. He was going to get back to me this week.
 
From: Lashaundra Ellison <LEllison@hernandocounty.us> 
Sent: Wednesday, January 14, 2026 11:00 AM
To: Betsey Jolley <BJolley@coastal-engineering.com>
Cc: Don Lacey <dlacey@coastal-engineering.com>; Concetta Cook <ccook@coastal-
engineering.com>; Michelle Miller <MLMiller@co.hernando.fl.us>
Subject: RE: Granger H-25-09

 
Good morning Betsey,
 
I wanted to provide a heads up that staff reports are required to be finalized by
Friday. At this time, the case may need to be withdrawn since no additional
information has been received, and the item was scheduled to a date certain.
 
Please let me know if you would like to discuss further.
 
Thank you,
 

Lashaundra Ellison | Concurrency Planner II
Planning and Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 x 28019
Email: Lellison@hernandocounty.us
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Website: http://www.hernandocounty.us/plan
 
Hernando County Development Services Department business hours are
Monday – Friday 7:30am - 4:00pm. The lobby closes at 3:30pm to walk-in
customers. The call center and all Development Services Division
Employees’ will be open and assisting customers during normal business
hours.

 
**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference
the permit number and subdivision name in the subject line. **
 
From: Lashaundra Ellison 
Sent: Tuesday, January 13, 2026 8:09 AM
To: 'Betsey Jolley' <BJolley@coastal-engineering.com>
Cc: Don Lacey <dlacey@coastal-engineering.com>; Concetta Cook <ccook@coastal-
engineering.com>; Michelle Miller <MLMiller@co.hernando.fl.us>
Subject: RE: Granger H-25-09

 
Thank you
 

 

Lashaundra Ellison | Concurrency Planner II
Planning and Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 x 28019
Email: Lellison@hernandocounty.us
Website: http://www.hernandocounty.us/plan
 
Hernando County Development Services Department business hours are
Monday – Friday 7:30am - 4:00pm. The lobby closes at 3:30pm to walk-in
customers. The call center and all Development Services Division
Employees’ will be open and assisting customers during normal business
hours.

 
**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference
the permit number and subdivision name in the subject line. **
 
From: Betsey Jolley <BJolley@coastal-engineering.com> 
Sent: Friday, January 9, 2026 10:26 AM
To: Lashaundra Ellison <LEllison@hernandocounty.us>
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

Cc: Don Lacey <dlacey@coastal-engineering.com>; Concetta Cook <ccook@coastal-
engineering.com>; Michelle Miller <MLMiller@co.hernando.fl.us>
Subject: RE: Granger H-25-09

 

 
Hi Lashaundra –
 
I am checking on this for you.
 
Thanks,
Betsey
 
From: Lashaundra Ellison <LEllison@hernandocounty.us> 
Sent: Thursday, January 8, 2026 1:43 PM
To: Betsey Jolley <BJolley@coastal-engineering.com>
Cc: Don Lacey <dlacey@coastal-engineering.com>; Concetta Cook <ccook@coastal-
engineering.com>; Michelle Miller <MLMiller@co.hernando.fl.us>
Subject: RE: Granger H-25-09

 
Good afternoon, Betsey,
I am confirming that the applicant would like to proceed with the February Planning and
Zoning hearing.
Thank you,
 

 

Lashaundra Ellison | Concurrency Planner II
Planning and Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 x 28019
Email: Lellison@hernandocounty.us
Website: http://www.hernandocounty.us/plan
 
Hernando County Development Services Department business hours are
Monday – Friday 7:30am - 4:00pm. The lobby closes at 3:30pm to walk-in
customers. The call center and all Development Services Division
Employees’ will be open and assisting customers during normal business
hours.

 
**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference
the permit number and subdivision name in the subject line. **
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Betsey Jolley <BJolley@coastal-engineering.com> 
Sent: Monday, October 27, 2025 3:29 PM
To: Michelle Miller <MLMiller@co.hernando.fl.us>; Lashaundra Ellison
<LEllison@hernandocounty.us>
Cc: Don Lacey <dlacey@coastal-engineering.com>; Concetta Cook <ccook@coastal-engineering.com>
Subject: RE: Granger H-25-09

 

 
Thank you and understood.
 
From: Michelle Miller <MLMiller@co.hernando.fl.us> 
Sent: Monday, October 27, 2025 2:53 PM
To: Betsey Jolley <BJolley@coastal-engineering.com>; Lashaundra Ellison
<LEllison@hernandocounty.us>
Cc: Don Lacey <dlacey@coastal-engineering.com>; Concetta Cook <ccook@coastal-engineering.com>
Subject: RE: Granger H-25-09

 
Hi Betsey,

Correct. You can withdraw at any time. Given the amount of work staff has put into this
application, a refund will not be issued.  
 

 

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

 
 
“Believe in yourselves. Dream. Try. Do Good.” – Mr. Feeny
 
For Subdivision Intake Submittals, please email SubdivisionIntake@hernandocounty.us. For
resubmittals, please reference the permit number and subdivision name in the subject line.
 
To schedule a zoning inspection, please email ZoningInspections@hernandocounty.us.
Indicate the permit # and project name in the subject line.
 
From: Betsey Jolley <BJolley@coastal-engineering.com> 
Sent: Monday, October 27, 2025 2:51 PM
To: Lashaundra Ellison <LEllison@hernandocounty.us>
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Don Lacey <dlacey@coastal-engineering.com>;
Concetta Cook <ccook@coastal-engineering.com>
Subject: RE: Granger H-25-09

 

 
Hi Lashaundra:
 
Can you please send the rules for withdrawal in case we have to withdraw? Our
understanding is no advance notice is required and we can do at any time or during P&Z
or BCC?
 
Thanks,
Betsey
 
From: Lashaundra Ellison <LEllison@hernandocounty.us> 
Sent: Monday, October 6, 2025 10:41 AM
To: Betsey Jolley <BJolley@coastal-engineering.com>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Don Lacey <dlacey@coastal-engineering.com>;
Concetta Cook <ccook@coastal-engineering.com>
Subject: RE: Granger H-25-09

 
Good Morning Betsey,
 
 
Thanks for sending the continuance letter. I confirm receipt.
 
 

 

Lashaundra Ellison | Concurrency Planner II
Planning and Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 x 28019
Email: Lellison@hernandocounty.us
Website: http://www.hernandocounty.us/plan
 
Hernando County Development Services Department business hours are
Monday – Friday 7:30am - 4:00pm. The lobby closes at 3:30pm to walk-in
customers. The call center and all Development Services Division
Employees’ will be open and assisting customers during normal business
hours.

 
**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

the permit number and subdivision name in the subject line. **
 
From: Betsey Jolley <BJolley@coastal-engineering.com> 
Sent: Friday, October 3, 2025 1:57 PM
To: Lashaundra Ellison <LEllison@hernandocounty.us>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Don Lacey <dlacey@coastal-engineering.com>;
Concetta Cook <ccook@coastal-engineering.com>
Subject: RE: Granger H-25-09

 

 
Lashaundra:
 
Please see the attached continuance letter requesting a P&Z continuance to Feb. 2026.
This should provide enough time to revise the plan and/or confirm the currently proposed
uses. We will be present on 11/10 in person to answer any questions.
 
Thank you for your patience,
 
 

 
 
 
From: Lashaundra Ellison <LEllison@hernandocounty.us> 
Sent: Tuesday, September 16, 2025 12:41 PM
To: Betsey Jolley <BJolley@coastal-engineering.com>
Subject: RE: Granger H-25-09

 
Sounds like a plan 
 

Lashaundra Ellison | Concurrency Planner II
Planning and Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 x 28019
Email: Lellison@hernandocounty.us
Website: http://www.hernandocounty.us/plan
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

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

 
**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference
the permit number and subdivision name in the subject line. **
 
From: Betsey Jolley <BJolley@coastal-engineering.com> 
Sent: Tuesday, September 16, 2025 10:26 AM
To: Lashaundra Ellison <LEllison@hernandocounty.us>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Don Lacey <dlacey@coastal-engineering.com>
Subject: RE: Granger H-25-09

 

 
Thanks. I will go over with the client and get back to you.
 
From: Lashaundra Ellison <LEllison@hernandocounty.us> 
Sent: Tuesday, September 16, 2025 10:02 AM
To: Betsey Jolley <BJolley@coastal-engineering.com>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Don Lacey <dlacey@coastal-engineering.com>
Subject: RE: Granger H-25-09

 
Good Morning Betsey,
 
 
Yes, you will still be required to request a continuance at the November hearing. My
recommendation would be to request a continuance to a date uncertain; however, it will
ultimately be up to the Board to determine whether to continue the item to a date certain or
a date uncertain.
 
Let me know if that helps.
 
Thank you,
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

 

 

Lashaundra Ellison | Concurrency Planner II
Planning and Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 x 28019
Email: Lellison@hernandocounty.us
Website: http://www.hernandocounty.us/plan
 
Hernando County Development Services Department business hours are
Monday – Friday 7:30am - 4:00pm. The lobby closes at 3:30pm to walk-in
customers. The call center and all Development Services Division
Employees’ will be open and assisting customers during normal business
hours.

 
**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference
the permit number and subdivision name in the subject line. **
 
From: Betsey Jolley <BJolley@coastal-engineering.com> 
Sent: Monday, September 15, 2025 2:21 PM
To: Lashaundra Ellison <LEllison@hernandocounty.us>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Don Lacey <dlacey@coastal-engineering.com>
Subject: RE: Granger H-25-09

 

 
Lashaundra:
 
I apologize for any inconvenience, but our client would like to explore the implications of
another continuance. Given that we were continued to a date certain 11/10/25 and now
are anticipating a continuance to at least January, do we still have to request the
continuance at the November hearing, or can you just pull it? Please let us know and then
we will confirm with the client whether or not they want to continue.
 
Thanks,
Betsey
 
From: Lashaundra Ellison <LEllison@hernandocounty.us> 
Sent: Friday, August 29, 2025 8:49 AM
To: Betsey Jolley <BJolley@coastal-engineering.com>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Don Lacey <dlacey@coastal-engineering.com>;
Concetta Cook <ccook@coastal-engineering.com>; Victoria Via <VVia@co.hernando.fl.us>

90

mailto:Lellison@hernandocounty.us
http://www.hernandocounty.us/plan
mailto:SubdivisionIntake@hernandocounty.us
mailto:BJolley@coastal-engineering.com
mailto:LEllison@hernandocounty.us
mailto:MLMiller@co.hernando.fl.us
mailto:dlacey@coastal-engineering.com
mailto:LEllison@hernandocounty.us
mailto:BJolley@coastal-engineering.com
mailto:MLMiller@co.hernando.fl.us
mailto:dlacey@coastal-engineering.com
mailto:ccook@coastal-engineering.com
mailto:VVia@co.hernando.fl.us


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

Subject: RE: Granger H-25-09

 
Good Morning Betsey,
 
My apologies..
 
Yes, the continuance request was received.
 
Thank you,
 

 

Lashaundra Ellison | Concurrency Planner II
Planning and Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 x 28019
Email: Lellison@hernandocounty.us
Website: http://www.hernandocounty.us/plan
 
Hernando County Development Services Department business hours are
Monday – Friday 7:30am - 4:00pm. The lobby closes at 3:30pm to walk-in
customers. The call center and all Development Services Division
Employees’ will be open and assisting customers during normal business
hours.

 
**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference
the permit number and subdivision name in the subject line. **
 
From: Betsey Jolley <BJolley@coastal-engineering.com> 
Sent: Friday, August 29, 2025 8:45 AM
To: Lashaundra Ellison <LEllison@hernandocounty.us>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Don Lacey <dlacey@coastal-engineering.com>;
Concetta Cook <ccook@coastal-engineering.com>; Victoria Via <VVia@co.hernando.fl.us>
Subject: RE: Granger H-25-09

 

 
Hi Lashaundra:
 
Just wanted to follow up and confirm your receipt.
 
Thanks,
Betsey
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From: Betsey Jolley 
Sent: Tuesday, August 26, 2025 9:39 AM
To: Lashaundra Ellison <LEllison@hernandocounty.us>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Don Lacey <dlacey@coastal-engineering.com>;
Concetta Cook <ccook@coastal-engineering.com>; Victoria Via <vvvia@co.hernando.fl.us>
Subject: RE: Granger H-25-09

 
Hello Lashaundra:
 
Please see attached for our formal continuance request. We are posting the signs on the
property for 9/8 as required but intend to go to November 10th. We will be present at the
9/8 P&Z to answer any questions.
I’m just getting in the loop on the continuance notice requirements, but it’s now my
understanding that the continuance signs should be issued ASAP after the continuance
date and reposted at that time. I’ll follow back up after the 9/8 hearing to confirm.
 
Thank you,
 
Betsey Jolley, AICP
Planning Manager
Coastal Engineering Associates, Inc.
966 Candlelight Blvd., Brooksville, FL 34601
Office: (352) 796-9423 
bjolley@coastal-engineering.com
 

 
 
 
From: Betsey Jolley 
Sent: Friday, August 22, 2025 4:29 PM
To: Lashaundra Ellison <LEllison@hernandocounty.us>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Don Lacey <dlacey@coastal-engineering.com>
Subject: RE: Granger H-25-09

 
Great. I think we are going to Nov but I’ll confirm and send a formal letter.
 
From: Lashaundra Ellison <LEllison@hernandocounty.us> 
Sent: Friday, August 22, 2025 3:59 PM
To: Betsey Jolley <BJolley@coastal-engineering.com>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Don Lacey <dlacey@coastal-engineering.com>
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

Subject: RE: Granger H-25-09

 
Good afternoon Betsey,
Here are the upcoming P & Zdates:

10/13 — Due date: September 1, 2025
11/10 — Due date: October 1, 2025
12/8 — Due date: November 1, 2025

I’ve set the due dates with enough lead time so that if any concerns arise, we should have
ample opportunity to address them together and meet the specified P & Z deadlines.
Let me know if this helps.
 

 

Lashaundra Ellison | Concurrency Planner II
Planning and Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 x 28019
Email: Lellison@hernandocounty.us
Website: http://www.hernandocounty.us/plan
 
Hernando County Development Services Department business hours are
Monday – Friday 7:30am - 4:00pm. The lobby closes at 3:30pm to walk-in
customers. The call center and all Development Services Division
Employees’ will be open and assisting customers during normal business
hours.

 
**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference
the permit number and subdivision name in the subject line. **
 
From: Betsey Jolley <BJolley@coastal-engineering.com> 
Sent: Friday, August 22, 2025 11:04 AM
To: Lashaundra Ellison <LEllison@hernandocounty.us>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Don Lacey <dlacey@coastal-engineering.com>
Subject: RE: Granger H-25-09

 

 
Hi Lashaundra:
 
Can you please give me cutoffs to resubmit for the following P&Z dates?
10/13
11/10
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12/8
 
We are trying to determine what dates to continue to and give enough time to revise.
 
Thanks,
Betsey
 
From: Lashaundra Ellison <LEllison@hernandocounty.us> 
Sent: Monday, August 4, 2025 2:09 PM
To: Betsey Jolley <BJolley@coastal-engineering.com>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Lindsay Ollier <Lollier@coastal-engineering.com>;
Don Lacey <dlacey@coastal-engineering.com>
Subject: RE: Granger H-25-09

 
Hi Betsey,
 
Understood.
 
Thanks for the update 
 

 

Lashaundra Ellison | Concurrency Planner II
Planning and Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 x 28019
Email: Lellison@hernandocounty.us
Website: http://www.hernandocounty.us/plan
 
Hernando County Development Services Department business hours are
Monday – Friday 7:30am - 4:00pm. The lobby closes at 3:30pm to walk-in
customers. The call center and all Development Services Division
Employees’ will be open and assisting customers during normal business
hours.

 
**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference
the permit number and subdivision name in the subject line. **
 
From: Betsey Jolley <BJolley@coastal-engineering.com> 
Sent: Monday, August 4, 2025 1:16 PM
To: Lashaundra Ellison <LEllison@hernandocounty.us>; Don Lacey <dlacey@coastal-
engineering.com>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Lindsay Ollier <Lollier@coastal-engineering.com>
Subject: RE: Granger H-25-09
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

 
Hi Lashaundra:
 
Thanks, but I don’t think the client is ready for us to move forward yet. Let’s cancel for
now.
 
Thanks,
 
 
Betsey Jolley, AICP
Planning Manager
Coastal Engineering Associates, Inc.
966 Candlelight Blvd., Brooksville, FL 34601
Office: (352) 796-9423 
bjolley@coastal-engineering.com
 

 
 
 
From: Lashaundra Ellison <LEllison@hernandocounty.us> 
Sent: Thursday, July 31, 2025 3:08 PM
To: Don Lacey <dlacey@coastal-engineering.com>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Betsey Jolley <BJolley@coastal-engineering.com>;
Lindsay Ollier <Lollier@coastal-engineering.com>
Subject: RE: Granger H-25-09

 
Don,
 
It looks like Thursday around 1pm would work.
 
I’ll send an invite.
 
Thanks,

Lashaundra Ellison | Concurrency Planner II
Planning and Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 x 28019
Email: Lellison@hernandocounty.us
Website: http://www.hernandocounty.us/plan
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

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

 
**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference
the permit number and subdivision name in the subject line. **
 
From: Don Lacey <dlacey@coastal-engineering.com> 
Sent: Thursday, July 31, 2025 3:05 PM
To: Lashaundra Ellison <LEllison@hernandocounty.us>; Betsey Jolley <BJolley@coastal-
engineering.com>; Lindsay Ollier <Lollier@coastal-engineering.com>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>
Subject: RE: Granger H-25-09

 

 
How about Thursday, August 7th?
 
From: Lashaundra Ellison <LEllison@hernandocounty.us> 
Sent: Thursday, July 31, 2025 2:55 PM
To: Betsey Jolley <BJolley@coastal-engineering.com>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Don Lacey <dlacey@coastal-engineering.com>
Subject: RE: Granger H-25-09

 
Hi Betsey,
 
August 5th is a Board meeting day, and it seems it may be quite long.
 
What about August 6th in the afternoon? If that works for you, I’ll send an invite.
 
Thank you,
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

 

 

Lashaundra Ellison | Concurrency Planner II
Planning and Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 x 28019
Email: Lellison@hernandocounty.us
Website: http://www.hernandocounty.us/plan
 
Hernando County Development Services Department business hours are
Monday – Friday 7:30am - 4:00pm. The lobby closes at 3:30pm to walk-in
customers. The call center and all Development Services Division
Employees’ will be open and assisting customers during normal business
hours.

 
**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference
the permit number and subdivision name in the subject line. **
 
From: Betsey Jolley <BJolley@coastal-engineering.com> 
Sent: Thursday, July 24, 2025 3:57 PM
To: Lashaundra Ellison <LEllison@hernandocounty.us>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>; Don Lacey <dlacey@coastal-engineering.com>
Subject: RE: Granger H-25-09

 

 
Hi Lashaundra:
 
Thanks so much for the follow up. I’m out next week but happy to meet the following
week. Not sure how soon I’ll have an update, but Don is meeting with the county engineer
on 7/28.  Can we tentatively set a meeting for 8/5 in the afternoon in person?
 
Thanks,
Betsey
 
From: Lashaundra Ellison <LEllison@hernandocounty.us> 
Sent: Thursday, July 24, 2025 2:27 PM
To: Betsey Jolley <BJolley@coastal-engineering.com>
Cc: Michelle Miller <MLMiller@co.hernando.fl.us>
Subject: Granger H-25-09

 
Good afternoon Betsey,
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As I prepare for the September meeting, I’d like to suggest setting up a time to discuss any
amendments to the rezoning request. Are you available for a Zoom call or an in-person
meeting sometime next week?
 
I recall you mentioned you were waiting on additional information from your client, so if it
would be better to aim for early the following week instead, just let me know.
 
Thank you,

 

Lashaundra Ellison | Concurrency Planner II
Planning and Zoning Division | Development Services Department
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057 x 28019
Email: Lellison@hernandocounty.us
Website: http://www.hernandocounty.us/plan
 
Hernando County Development Services Department business hours are
Monday – Friday 7:30am - 4:00pm. The lobby closes at 3:30pm to walk-in
customers. The call center and all Development Services Division
Employees’ will be open and assisting customers during normal business
hours.

 
**Please Note: For Subdivision Intake Submittals, please use the new
SubdivisionIntake@hernandocounty.us email address. For resubmittals, please reference
the permit number and subdivision name in the subject line. **
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission: July 14, 2025 
 Planning & Zoning Commission: September 8, 2025 

 Planning & Zoning Commission: February 9, 2026 
 Board of County Commissioners: April 7, 2026 

 
APPLICANT: Granger Development LLC 
 
FILE NUMBER:  H-25-09 
 
REQUEST: Master Plan Revision and Rezoning for a property zoned PDP(GC) Planned 

Development Project (General Commercial) to include additional C-2 uses 
with deviations 

 
GENERAL 
LOCATION: North side of County Line Road, approximately 340ˈ east of Seven Hills 

Drive. 
 
PARCEL KEY 
NUMBER(S): 01317685 
BACKGROUND 
 
The project was previously approved by the Board of County Commissioner (Resolution 
2021-157) on September 14, 2021, as PDP (GC) Planned Development Project (General 
Commercial) with specific C-2 uses for mini-warehouse and outdoor storage with deviations  
(H-21-36). The associated master plan included the following uses and intensity: 
 
Development Phase Uses/ Intensity 
Phase 1 110,000 square feet of mini warehouses 
Phase 2 5,000 square feet of mini warehouses and outdoor storage of 48 

RV/boat spaces 
Phase 3 3 commercial outparcels at 30,000 square feet with all allowable uses 

under the C-1 District 
 
Deviations Approved (H-21-36):  
 

• A 75’ setback along County Line Road (deviation from 125’) 
• A rear setback of 25’ (deviation from 35’) 

 
The Board of County Commissioners approved a Master Plan Revision for the site on August 27, 
2024 (H-24-17) re-establishing the uses and modifying perimeter setbacks. 
 
APPLICANT’S REQUEST 
 
The petitioner is requesting a revision to the approved master plan to maintain the existing 
PDP(GC) Planned Development (General Commercial) zoning designation, which includes the 
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previously approved C-2 uses of mini warehouse and outdoor storage, while seeking to 
incorporate additional C-2 uses. 
The proposed development consists of three 3 commercial sites along County Line Road 
(designated as Area 1) and a 5-acre parcel to the north (designated as Area 2), both of which are 
anticipated to accommodate a variety of commercial uses.  
An internal access drive or cross access agreement will allow all components of the development 
to access Quality Drive. In addition, a right of way dedication along County Line Road will be 
provided as required by the County Engineer.  
The total non-residential square footage for the project will not exceed 155,000 square feet. The 
subject property is currently cleared and vacant, with direct access to both County Line Road and 
Quality Drive. Quality Drive functions as a reverse frontage road and connects to a signalized 
intersection at Mariner Boulevard. 
 
Additional Uses Requested 
The following additional C-2 Uses in Area 1 along County Line Road are requested: 

• Drive-in Restaurants 
• Tire and automotive accessory establishments 
• Automotive specialty establishments 
• Automobile service establishments exceeding 4 bays (excluding body shops) 
• Veterinary clinics  
• Hospital (permitted in all zones, requested Area 1 & 2 due to the required acreage) 
• Alcoholic beverage dispensation 
• Mini warehouses (previously approved in Area 1 & 2) 
• Outdoor storage for boats/recreational vehicles (previously approved in Area 1 & 2) 

 The following Special Uses are requested in Area 2 along Quality Drive: 
• Congregate Care facilities 
• Hospital (permitted in all zones, requested Area 1 & 2 due to the required acreage) 

Additionally, the petitioner is requesting the capability to construct only uses requested in either 
Area 1 or 2 and spread across the entirety of the site without any increase to approved 
development intensity, if an appropriate use reflects the need for the additional acreage.  
 
Deviations Requested 

• Internal Commercial Lot setback, side 10’ (deviation from 20’) 
• Internal Commercial Lot setback, rear 10’ (deviation from 35’) 
• Maximum Building Height 45’ (deviation from 35’) 

The petitioner is also seeking to retain the deviations previously approved via H-24-17.  
 
SITE CHARACTERISTICS 
 

Site Size: 9.3 acres 
Surrounding Zoning; 
Land Uses: North: PDP(SU); PDP(SF); PDP(MF); Suncoast Elementary; 

 Wellington subdivision 
South: Pasco County 
East: AG; Congregate Care Facility 
West: PDP(GC); Medical/Office Facilities 
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Current Zoning: PDP(GC) Planned Development Project (General Commercial) with 
Specific C-2 uses for Mini-warehouse and Outdoor Storage, with 
deviations. 

Future Land Use 
Map Designation: Commercial 

 
 
ENVIRONMENTAL REVIEW 
 
The applicant shall be required to comply with all Florida Fish and Wildlife Commission permitting 
requirements at the time of conditional plat. 

Flood Zone: X  
UTILITIES REVIEW 
The Hernando County Utilities Department (HCUD) does not currently supply water or sewer 
service to the parcel. Water and sewer services are available to the subject parcel. HCUD has no 
objection to the master plan revisions and additional uses on the property. The site is subject to 
a utility capacity analysis and connection to the central water and wastewater systems at time of 
site development. 
 
ENGINEERING REVIEW 
 
The subject parcel is located north of County Line Road, approximately 340ˈ east of Seven Hills 
Drive. The County Engineer has reviewed the petitioner’s request and provided the following 
comments:  
• This project lies within the Weeki Wachee watershed, in basins C5410, -440, and -503. The 

base flood elevation is 53.2 in basin -410, 42.5 in basin -440, and 42.2 in basin -503 in NAVD 
88. The parcel elevation ranges from 66 to 42.  

• The driveway connection to County Line Road may be limited to right-in/right-out only, upon 
the expansion of County Line Road to 4 (four) lanes. 

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

• Dedication of 40’ of right of way along County Line Road is required. 
 
Comments:  The final access configuration to and from County Line Road will be determined 

through coordination between the petitioner and the County Engineer and 
memorialized on the Conditional Plat. Revisions to the access management 
strategy for this access point may occur without requiring a revision to the master 
plan.  

 
LAND USE REVIEW 
 
The project is proposed to consist of 2 phases of commercial development, with a maximum of 
155,000 square feet of all C-1 and specific C-2 uses. The project has been proposed to allocate 
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specific uses to each phase, with the flexibility to extend a use across both phases if the need 
arises through a specific user utilizing the site.  
 
General Project Requirements 
 
Proposed Perimeter Setbacks:  
The petitioner has proposed the following perimeter setbacks for the subject site:  

Perimeter Setback Setback Width 
South (County Line Road) 75’ (Previously Approved Deviation from 125’) 
North (Quality Drive) 20’ (Previously Approved) 
West & East Sides 20’ 

 
Comments: The County Engineer has approved the setback deviation request submitted by the 

petitioner.  The petitioner shall dedicate 40’ of right of way as required by the 
Department of Public Works. The perimeter setbacks shall be measured from the 
property line, excluding any future right-of-way dedication. 

 
 
Proposed Commercial Building Setbacks (Internal): 
 
The petitioner has proposed the following setbacks for the commercial buildings:  
 

Internal Lot Setback Setback Width 
Side 10’ (deviation from 20’) 
Rear 10’ (deviation from 35’) 
Front Mini Storage 15’   
  

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

Buffer Location Buffer Width 
South  20’ Landscaped Buffer 
North 10’ Landscaped Buffer, 0’ Along DRA 
East 20’ Vegetative Buffer 
West 10’ Vegetative Buffer 

 
Comments: All buffers shall meet the minimum County Land Development Regulations 

requirements. The petitioner shall be required to meet the buffer requirements for 
Large Retail Development Standards along the northern perimeter of the property 
due to its adjacency to residential neighborhoods. The northern buffer shall be 
buffered with a 35’ landscape buffer supplemented to 80% opacity and enhanced 
with a 6’ landscape fence or wall as determined by the applicant. No buffer has been 
proposed along the drainage retention area.  A buffer and landscape plan shall be 
provided at the time of site development. The northern property buffer is defined 
under the Large Retail Standards below.  
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Large Retail Development Standards:  
 
The petitioner has indicated that the proposed project will consist of 155,000 square feet of office 
and/or commercial square footage. Due to the complexity and size of the project, it will be required 
to meet large retail development standards as specified below in addition to the general 
commercial standards:  
 

• Commercial development with any single building, or single site development with 
multiple buildings with the same use and owned and managed by the same entity, 
greater than 65,000 square feet of gross floor area is only allowable through approval 
as a Planned Development Project and which otherwise satisfies these requirements 
and this article.  This type of development may be compatible in a given commercial 
zoning district but because of its size, intensity, increased traffic-generation, extended 
hours of operation, or proximity to residential areas/districts or public schools require 
additional conditions as a prerequisite for approval at a requested location.  
 
The applicant shall have the burden of adequately demonstrating compliance with all 
of the minimum standards set forth below and otherwise contained within this article. 
The governing body, in their sole discretion and following public hearing and notice, 
shall be the final arbiter of determining whether compliance with these minimum 
standards has been adequately demonstrated and whether to approve, approve in part 
or deny a particular request hereunder.  
 

o Mechanical/operational equipment including HVAC located at ground 
level shall be set back at least one hundred (100) feet from any property line 
external to the development site and shall be visually shielded through 
enhanced screening or shall be located on the roof and shall be visually 
shielded with a parapet wall. All mechanical/operational equipment shall be 
sound attenuated as necessary to comply with the county’s noise ordinance.  

 
o Where the proposed commercial development consists of multiple buildings 

(excluding out parcels), then loading areas and loading docks should be 
situated between said buildings in a manner which allows the buildings to act 
as screens. All loading areas/docks shall be set back at least one hundred 
(100) feet from any property line external to the development site and shall be 
screened at 100% opacity through the use of landscape plantings, berms, 
fences or walls. The County may require the use of absorptive noise barrier 
walls for commercial noise reduction.  

 
• All on-site advertising signs, including out parcels, shall be designed as part of a 

complete signage system and shall be limited to ground mounted monument type 
signs. Ground mounted monument type signs are signs where the bottom edge of the 
sign is no greater than ten (10) feet above grade and which otherwise meets all sign 
requirements in this code.  

 
• Buffering. A thirty-five (35) ft. wide buffer screened at 80% opacity at a height of six 

(6) feet above finished made shall run along each rear and/or side property line which 
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abuts any residential or agricultural zoned property. This buffer shall be screened 
through the use of landscape planting and landscape berms and may be augmented 
through the use of fences or walls, existing natural vegetation, and/or a combination 
thereof. The County may require the use of absorptive noise barrier walls for 
commercial noise reduction. 

 
•  

Comments:  The petitioner shall be required to meet the buffer requirements for Large Retail 
Development Standards along the northern perimeter of the property due to its 
adjacency to residential neighborhoods. This perimeter shall be buffered with a 
35’ landscape buffer supplemented to 80% opacity and enhanced with a 6’ 
landscape fence or wall as determined by the applicant.  

Screening:  
 
Hernando County Land Development Regulations require screening of outdoor storage from 
adjoining and contiguous properties by a wall, fence or other approved enclosures. Screening shall 
meet an eighty (80) percent opacity standard. Such screening shall be located behind the building 
line and shall have a minimum height of five (5) feet and maximum of eight (8) feet.  
 
Comments:  If mini storage is constructed on the site, it shall be screened in accordance with the 

minimum requirements of the Land Development Regulations.  
 

 Parking:  
 

County Land Development Regulations require minimum off-street parking ratios based on the type 
of use. If the master plan is approved, the petitioner shall be required to meet the minimum parking 
requirements of the Land Development Regulations.  
 
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. 
 
Residential Protection Standards  
 
In addition to the Large Retail Development Standards, the subject site shall be subject to the 
following Residential Protection Standards, in accordance with Appendix A, Article VIII, Section 6. 
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If there is a conflict between the Residential Protection Standards and the Large Retail 
Development Standards, the Large Retail Development Standards shall govern.  

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

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

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

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

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

• Air conditioning and/or other operational equipment must be oriented away from single 
family residentially zoned property or screened to minimize noise impacts and reduce 
visual incompatibility to the single family residentially zoned property. Screening may 
include landscape plantings, berms, fences or walls. 
 

COMPREHENSIVE PLAN REVIEW 
 
Future Land Use Map, Commercial Category  
The area is characterized by commercial and residential uses. The subject property is located 
within the Commercial land use classification on the adopted Future Land Use Map. The subject 
site is located on the north side of County Line Road, approximately 340ˈ east of Seven Hills 
Drive. 
 

Commercial Category 
 
Objective 1.04G:   The Commercial Category allows primarily retail, office, and commercial 

service uses with an overall average gross floor area ratio of 0.35 but also 
includes limited industrial, recreational and institutional uses.  Residential 
and mixed uses may be allowed subject to locational criteria and 
performance standards.   

 
Strategy 1.04G(1):  Commercial development as envisioned on the Future Land Use Map is 

intended primarily for locations at major intersections and along major 
corridors where service to local and regional markets are enhanced by 
transportation patterns.  New commercial zoning is directed to these 
mapped areas.  Commercial areas that are not mapped but are allowed 
under this Future Land Use Category include neighborhood commercial 
and specialty commercial uses as described in this Plan, commercial 
approved as part of mixed-use developments, commercial designated by 
planned development districts, the infill development of existing 
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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.  

Strategy 1.04G(4):  Development in commercial nodes shall provide for extension of the 
County’s frontage road network on arterial roadways in accordance with 
adopted land development regulations.  Proposed commercial 
development may only extend outward from a commercial node where 
there is a frontage road or cross-access connected to the proposed 
development in order to encourage compact commercial development and 
maintain the function of adjacent roadways, especially arterials and 
collectors.  Commercial development shall provide for multi-modal 
interconnection between commercial activities and adjacent residential 
areas. 

 
Strategy 1.04G(5):   Commercial development in nodes may be required to utilize unified plans 

in accordance with adopted land development regulations for services and 
amenities including, but not limited to, drainage, landscaping, access 
management, multi-modal site circulation, and signage. 

 
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.    
               
Strategy 1.04G(4):  Development in commercial nodes shall provide for extension of the 

County’s frontage road network on arterial roadways in accordance with 
adopted land development regulations.  Proposed commercial development 
may only extend outward from a commercial node where there is a frontage 
road or cross-access connected to the proposed development in order to 
encourage compact commercial development and maintain the function of 
adjacent roadways, especially arterials and collectors.  Commercial 
development shall provide for multi-modal interconnection between 
commercial activities and adjacent residential areas. 

 
Comments:  The subject site is located within the Commercial land use classification. 

The uses requested through this application are consistent with the 
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Comprehensive Plan, Future Land Use Element strategies for the 
commercial classification.   

 
Planned Development Projects and Standards  
 
Objective 1.10C:  Planned Development Project (PDP) zoning introduces flexibility to the land 

development process. The PDP is developed as a zoning district that may 
include multiple land uses and provides for the mitigation of impacts through 
performance standards. The PDP process may be used in any Future Land 
Use Category.  

 
Strategy 1.10C(1):  A Planned Development Project (PDP) is designed as an integral unit with 

one or more land uses utilizing a Master Plan to illustrate and describe the 
site layout and characteristics including, but not limited to, uses and use 
restrictions, density and intensity, site and building layout and design, site 
coverage and designated open space, construction and phasing plans, and 
other detailed information about the project. 

 
Objective 1.10D:  Design criteria for Planned Development Projects (PDP) shall address as 

applicable building placement and height, parking, multi-modal circulation, 
drainage, landscaping, architectural standards, public space amenities, and 
energy efficiency. The PDP process allows flexibility in standards for projects 
that provide environmental protection, landscaping, increased open space, 
public facilities, innovative design, public benefits, or features that promote 
quality community design and land use compatibility.  

 
Strategy 1.10D(3):  Site circulation and multi-modal access standards are encouraged where 

appropriate for all new Planned Development Projects to provide for 
integration of multiple travel modes appropriate to the scale and context of 
the surrounding development. Concepts such as the following may be 
utilized: 

a. relationships to community focal points such as schools, 
shopping centers, government offices, parks, and public 
gathering areas;  

b. standards for traffic-calming techniques, Complete Streets, 
connected streets and blocks, and multi-modal layout focusing 
on attractive, safe, and convenient access to business fronts 
and transitions between residential and business areas.  

 
Strategy 1.10D(5): Architectural standards and/or building construction standards are 

encouraged for Planned Development Projects where necessary to 
provide guidance for design elements appropriate to the scale of 
the development. Items to be considered for these types of projects 
may include the following:  
a. architectural styles, building materials, design elements, roof 

shapes and architectural details;  
b. building mass step-down scale;  
c. street-visible and hidden facades;  
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d. accessory buildings;  
e. doors, windows and storefronts;  
f. awnings, canopies, and arcades  
g. camouflage or covering of unsightly structures such as 

antennas, air conditioners and similar equipment.  
h.  

Comments:  At the time of development, the petitioner shall be required to provide a 
comprehensive site development plan that will incorporate consistent 
architectural styles, building materials, and design elements to ensure 
continuity of the development style within the proposed project.  
Additionally, the petitioner shall provide a multi-modal transportation plan 
that incorporates not only vehicular transportation, but incorporates bicycle 
and pedestrian access to the development, including those residents living 
in Wellington.  
 

Transportation Element  
 
Road Network – Frontage Roads 
 
Objective 5.01B:  Maintain and expand a system of frontage roads and cross-access 

easements parallel to County arterial and collector roads. The frontage road 
network is designed to enable the creation of shared drives, shared 
easements, and alternative routes. Frontage road configuration is intended 
to optimize corridor and roadway network function, maintain capacity on the 
functionally classified network, and provide aesthetic, safe and convenient 
access to multiple properties and business sites. 

 
Strategy 5.01B(3):  The County should require cross-access easements, shared drives, shared 

access and other techniques that optimize the function of the roadway 
network where frontage roads are not required. 

 
Strategy 5.01B(4):  The County should encourage land use patterns that optimize the function 

of frontage roads and similar access management strategies through: 
a. clustering of development to enhance the establishment of 

viable frontage road links; 
b. application of site-specific standards and techniques at Centers 

and Corridors outlined in the Future Land Use Element of this 
Plan. 

 
Comments:  As the subject site is located off County Line Road, a frontage road is not 

required; however, the development shall be constructed to utilize Quality 
Drive as a reverse frontage road, providing for adequate cross-access and 
shared parking throughout the development. Regardless of the final users, 
the project shall be developed as one unified project with continuity in 
access, architectural design and layout.   

 
FINDINGS OF FACT 

108



Hernando County Planning Department Staff Report H-25-09 

F:\Rezonings\_2025 Rezoning Cases\H-25-09 Granger Development LLC\Staff Report\H-25-09 Granger Staff 
Report.docx 11 

Master Plan Revision and Rezoning for a property zoned PDP(GC) Planned Development Project 
(General Commercial) to include additional C-2 uses with deviations is appropriate based on 
consistency with the Comprehensive Plan and compatibility with the surrounding areas, subject 
to appropriate performance conditions. 
 
NOTICE OF APPLICANT RESPONSIBILITY 
The rezoning process is a land use determination and does not constitute a permit for either 
construction on, or use of, the property, or a Certificate of Concurrency.  Prior to use of, or 
construction on, the property, the petitioner must receive approval from the appropriate County 
department(s) for the proposed use. 
The granting of this land use determination does not protect the owner from civil liability for 
recorded deed restrictions which may exceed any county land use ordinances.  Homeowner 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the Public 
Records for all restrictions applicable to this property. 
 
STAFF RECOMMENDATION 
It is recommended that the Planning and Zoning Commission recommend the Board of County 
Commissioners adopt a resolution approving the petitioner’s request for a Master Plan Revision 
and Rezoning for a property zoned PDP(GC) Planned Development Project (General 
Commercial) to include additional C-2 uses 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. The petitioner shall provide a wildlife survey to include a gopher tortoise survey, prepared 

by a qualified professional prior to any development occurring on the property. 
Furthermore, copies of any required permits shall be provided prior to the issuance of 
development permits by Hernando County. 

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

publications for design techniques, principles, materials, and plantings for required 
landscaping.   

 
4. A Traffic Analysis is required at the time of development. Any improvements identified by 

the Traffic Access Analysis shall be the responsibility of the developer.  
 
5. Geotechnical subsurface testing and reporting in accordance with Hernando County’s 

Facility Design Guidelines shall be conducted for all drainage retention ponds within the 
project. 

 
6. All driveways to the subject development shall meet County Commercial Driveway 

Standards.  
 
7. The petitioner shall dedicate 40’ of right of way along County Line Road for its future 

expansion. 
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8. Additional permitted C-2 uses shall be restricted to the following: 
 

• Drive-in Restaurants 
• Tire and automotive accessory establishments 
• Automotive specialty establishments 
• Automobile service establishments exceeding 4 bays (excluding body shops) 
• Veterinary clinics  
• Hospital (permitted in all zones, requested Area 1 & 2 due to the required acreage) 
• Alcoholic beverage dispensation 
• Mini warehouses (previously approved in Area 1 & 2) 
• Outdoor storage for boats/recreational vehicles (previously approved in Area 1 & 2) 
• Hospital (Special Exception Use) 
• Congregate Care Facility (Special Exception Use) 

 
9. Minimum Perimeter Setbacks and Maximum Height:  

 
• South/County Line Road: 75ˈ (deviation from 125ˈ)  
• North/Quality Drive: 20ˈ (previously approved) 
• East: 20ˈ  
• West: 20’ 
• Maximum Height: 45’ (deviation from 35’) 

 
Perimeter setbacks shall be measured from the property line, excluding any future right of 
way. 

 
10. Internal Lot Setbacks:  

• Side: 10ˈ 
• Rear:  10ˈ  
• Front (mini storage): 15’ 

 
11. Buffers 

• South: 20’  
• North: 35’  
• East: 35’ 
• West: 10’ 

 
All buffers must meet 80% opacity within 18 months of planting. 

 
12. The petitioner shall be required to meet the requirements of the Large Retail Development 

Standards, Residential Protection Standards and General Commercial Standards, in 
accordance with the Land Development Regulations. If there is a conflict between these 
provisions, the Large Retail Development Standards shall govern. 

 
13. The petitioner shall coordinate with Pasco County at the time of site plan approval to 

identify appropriate driveway access along County Line Road.   
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14. The petitioner shall provide full cutoff fixtures and retain all light on site to prevent any light 
spillage onto neighboring residential parcels. 
 

15. The petitioner shall be required to meet the minimum parking requirements in accordance 
with the Land Development Regulations. 
 

16. The petitioner shall be required to comply with all Florida Fish and Wildlife Commission 
permitting requirements at the time of conditional plat. 
 

17. The developer shall provide a utility capacity analysis and connection to the central water 
and wastewater systems at the time of site development. 
 

18.  The final access configuration to and from County Line Road will be determined through 
coordination between the petitioner and the County Engineer and memorialized on the 
conditional plat. Any revisions to the access management strategy for this access point 
may occur without requiring a revision to the master plan. 
 

19. The petitioner shall be required to meet the screening requirements for outdoor storage of 
Hernando County Land Development Regulations. Screening shall meet an 80% opacity 
standard. Such screening shall be located behind the building line and shall have a 
minimum of five (5) feet and maximum of eight (8) feet. 
 

20. The petitioner shall be required to provide a comprehensive site development plan that 
will incorporate consistent architectural styles, building materials, and design elements to 
ensure continuity of the development style within the proposed project.  
 

21. The petitioner shall provide a multi-modal transportation plan that incorporates not only 
vehicular transportation, but incorporates bicycle and pedestrian access to the 
development, including those residents living in Wellington. 
 

22. The development shall be constructed to utilize Quality Drive as a reverse frontage road, 
providing for adequate cross-access and shared parking throughout the development. 
 

23. The petitioner shall provide a revised plan in compliance with all the performance 
conditions within 30 calendar days of Board of County Commission approval. Failure to 
submit the revised plan will result in no further development permits being issued. 

 
P&Z RECOMMENDATION:  
 
On July 14, 2025, the Planning and Zoning Commission voted 5-0 to approve the petitioner’s 
request for a postponement to September 8, 2025, to allow the petitioner time to review staff 
recommendation.  
 
PLANNING AND ZONING COMMISSION RECOMMENDATION 
 
On September 8, 2025, the Planning and Zoning Commission approved the petitioner’s request 
4-0 for a postponement of their request for a Master Plan Revision and Rezoning for a property 
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zoned PDP(GC) Planned Development Project (General Commercial) to include additional C-2 
uses with deviations to the November 10, 2025, hearing date with all advertising costs being the 
responsibility of the applicant.  
 
Subsequent to the September 8, 2025, meeting, the applicant requested an additional 
continuance to the February 9, 2026, Planning and Zoning Commission meeting. 
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PLANNING AND ZONING COMMISSION RECOMMENDATION 
 
On November 10, 2025, the Planning and Zoning Commission voted 5-0 to approve the 
petitioner’s request for a postponement of their request for a Master Plan Revision and Rezoning 
for a property zoned PDP(GC) Planned Development Project (General Commercial) to include 
additional C-2 uses with deviations to the February 9, 2026, Planning and Zoning Commission 
meeting with the advertising costs being the full responsibility of the applicant. 
 
Note: Subsequent to the Planning and Zoning Commission, but after the advertising was 
finalized for the February 10,  2025, meeting, the petitioner requested to withdraw their 
application.  
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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) 

 

125



 

Page 11 of 19 
 

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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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 
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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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N.T.S.

PROJECT
 LOCATION

N

SITE DATA:
Owner:   RAIN DANCER LLC & EVERGREEN PARTNERS

  LLC
Applicant:        GRANGER DEVELOPMENT LLC
Parcel Key No:   1317685
STR:                 36 / 23S / 18E
Current Zoning:   PDP-GC W/ MINI WAREHOUSES
Proposed Zoning:       CPDP W/ MINI WAREHOUSES  

  SPECIFIC C2 USES & SPECIAL EXCEPTIONS

 Area:                +/- 9.3 AC.
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Meeting: 02/09/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17114
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Rezoning Petition Submitted by APC Towers LLC (c/o Mattaniah S. Jahn, P.A.) (H2529)
TITLE

BRIEF OVERVIEW
Rezoning Request: 
Public Service Facility Overlay District (PSFOD) for a communications tower

General Location: 
Southwest corner of Cortez Blvd and Faber Drive

Parcel Key Number: 
656953

Summary of Applicant’s Request: 
The applicant is submitting a Public Service Facility Overlay District (PSFOD to allow the 
construction of a 199' AGL monopole style communication tower ("Monopole") and related 
support facility. The Monopole will support the antennas for T-Mobile and will be able to 
collocate three additional sets of antennas for a total of four collocations.

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 Public Service Facility (PSF) Overlay 
District Standards are contained in Appendix A, Article IV, Section 11 together with 
Communication Tower standards in Appendix A, Article II, Section2(F).  The Zoning District 
Amendment must be consistent with the Comprehensive Plan.

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving a Public Service Facility Overlay District 
(PSFOD) for a communications tower with performance conditions.

Michelle Miller Approved 01/29/2026   2:49 PM
Victoria Via Approved 01/29/2026   3:33 PM
Natasha Lopez Perez Approved 02/03/2026  10:35 AM
Toni Brady Approved 02/03/2026   6:33 PM

REVIEW PROCESS

Page 1
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P&Z Agenda Item (ID # 17114) Meeting of February 9, 2026

RESULT: DEFEATED
MOVER: Justin Noe
SECONDER: Nicholas Holmes

Holmes and NoeAYES:
Birren, Markford and McDonaldNAYES:
Birren, Holmes, Markford, McDonald and NoeAYES:

Page 2
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Link to file  1 

STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: February 9, 2026 

Board of County Commissioners: April 7, 2025 
 
APPLICANT: APC Towers LLC (c/o Mattaniah S. Jahn, P.A.)  
 
FILE NUMBER:  H-25-29 
 
REQUEST:  Public Service Facility Overlay District (PSFOD) for a communications 

tower 
GENERAL 
LOCATION: Southwest corner of Cortez Blvd and Faber Drive  
 
PARCEL KEY 
NUMBER(S): 656953 
 
 
APPLICANT’S REQUEST 
 
The applicant is submitting a Public Service Facility Overlay District (PSFOD to allow the 
construction of a 199' AGL monopole style communication tower ("Monopole") and related 
support facility. The Monopole will support the antennas for T-Mobile and will be able to collocate 
three additional sets of antennas for a total of four collocations.  
 
The approximately 3.73 Acre parent parcel, is currently developed as a church. APC's leased 
area consists of 5,500 square feet and will contain a 50' x 50' fenced equipment compound. The 
parent parcel carries a Private Institutional future land use designation and is zoned AG, it is 
located at the intersection of Cortez Blvd. and Faber Dr.  
 
Deviations Requested:  
 
• Monopole North Setback: 64' in lieu of 125' (61' relief) 
• Compound North Setback: 52' in lieu of 125' (73' relief) 
• Compound West Setback: 13' in lieu of 35' (22' relief) 
 
SITE CHARACTERISTICS 
 

Site Size 5,500 square foot portion of a 3.73 acre parcel 
   
Surrounding Zoning; Land Uses North: R1B  
 South: R1B 
 East: PDP(SF) 
 West: C-1; AR 
  
Current Zoning:  AR with a Special Exception for a Church 
  
Future Land Use Map Designation:  Rural 
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UTILITIES REVIEW 
 
HCUD currently supplies water to this parcel, there is a 4” force main that is adjacent to the   
parcel that runs along Cortez Blvd. HCUD has no objection to the zoning change from AG to 
AG–PSFOD (Public Service Overlay District) to allow a monopole communication tower and 
support facility for T-Mobile to solve the significant gap in service to the public.  
 
ENGINEERING REVIEW 
 

• A Detailed Site Plan will need to be submitted to the Engineering Department prior to 
approval.  

• The tower is 199-feet tall, and a fall radius plan must depict if Cortez Blvd. is within the 
fall zone.      

• The tower should be relocated 125 to 150-feet South of Cortez Blvd. depending on the 
fall radius of the tower.  

• There is a 50-foot easement for a future Frontage Road already reserved. 
• FDOT approval will be required as parcel is adjacent to State Road 50. 

 
Comments: The petitioner has coordinated with the Department of Public Works to address 

the Department’s concerns. The 50’ easement as initially identified in the 
comments has been determined to be a nonissue and no further action is 
necessary by the applicant.  

 
LAND USE REVIEW 
 
Permitted Uses 
 
The following uses are permitted within a Public Service Facility Overlay District:   

• Any use permitted in the underlying zoning district. 
• Governmental uses and structures consistent with the PSF approval. 
• Public service uses and structures consistent with the PSF approval. 
• Lime Stabilization and Residual Management Treatment Facilities in the C-4 Heavy 

Highway Commercial District, the I-1 Light Industrial District and the I-2 Heavy Industrial 
District only. 

 
Special Regulations  

• 1. Any use permitted in the underlying zoning district. 
• 2. Governmental uses and structures consistent with the PSF approval. 
• 3. Public service uses and structures consistent with the PSF approval. 
• 4. Lime Stabilization and Residual Management Treatment Facilities in the C-4 Heavy 

Highway Commercial District, the I-1 Light Industrial District and the I-2 Heavy Industrial 
District only. 

 
Comments:  The communications tower as requested by the applicant is a permitted use within 
  the PSFOD zoning district.  
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Specific Criteria – PSFOD for Communication Tower Site  
 
The following criteria must be met prior to the approval of a Public Service Facility Overlay District 
(PSFOD) for a communication tower site: 

• The minimum setbacks provided for in this ordinance must be met, and the PSF Overlay 
shall apply to a defined compound area for that tower and associated facilities only. 

• As part of the procedure when applying for a PSF, an applicant shall provide proof that a 
provider is connected with the application if the provider is not the applicant by the 
provision of a lease agreement or other documentation that commits a provider to locate 
on the proposed tower and submit to the County for inclusion in the record of any 
subsequent public hearing on the application the following materials: 

• A map showing the search ring utilized by the applicant in determining the appropriate 
location; and, in the case of a PSF in a residential area, a depiction of how the proposed 
location permits provision of service that cannot reasonably be provided from outside the 
residential area; 

• An inventory and a map showing all existing structures and towers within the search ring 
that are available for collocation; 

• A map showing all existing Public Service Facility Overlay Districts (PSFOD) and towers 
or existing structures of an appropriate height, within the search ring The map shall also 
indicate all PSFODs which have been approved for the placement of communication 
towers. 

• An analysis by an engineer licensed by the State of Florida, demonstrating how the tower 
location enhances the provision of service to areas not served or underserved by existing 
facilities and attesting that he/she has reviewed the propagation maps and radio 
frequency data, and that the submitted search ring is an accurate representation of the 
location and height requirements for the antenna array. The applicant shall also attest 
that coverage can not be provided from an existing structure or tower site. 

• Provide evidence that the applicant has pursued collocation, use of approved sites, and 
use of existing structures of an appropriate height. Evidence shall consist of copies of all 
correspondence between the petitioner and the owner, operator, or manager of other 
structures, towers or land which can be utilized for collocation or the construction of a 
communication tower. Evidence shall also be provided as to the following matters, to the 
extent applicable to the application: 

o No existing towers or structures are located within the geographic area required 
to meet the provider's engineering requirements; 

o Existing towers and structures are not of a sufficient height to meet the provider's 
engineering requirements; 

o Existing towers or structures do not have sufficient structural strength to support 
the provider's proposed antenna requirements; 

o Existing towers or structures would cause electromagnetic interference; 
o The costs to add to an existing tower or structure exceed the development costs 

for a new tower; and/or 
o The applicant demonstrates other limiting factors that render existing towers or 

structures unsuitable. 
• A visual line of sight analysis, including photo-simulated post construction renderings, to 

enable the County to assess the visual impact upon surrounding properties. Photo 
simulations shall depict the tower and antenna arrays for all potential collocated users. 

• A description of viable alternatives for utilizing camouflage techniques. 
• Proper access and parking for service vehicles must be demonstrated. 
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• For residential areas or districts the applicant must demonstrate to the satisfaction of the 
County that service cannot be provided from outside the residential area and that no 
alternative locations are available. 

• (d) Be compatible with the surrounding land uses: 
• Shall not have a negative material impact on surrounding land uses; 
• Shall not have a negative material impact on infrastructure; or 
• Shall not have negative material environmental impacts as allowed to be reviewed by 

applicable laws. 
• Shall have minimal visual and functional conflict between the proposed use and nearby 

neighborhood uses. 
 
Comments:  The petitioner has provided the necessary documentation to support the 

application. The petitioner has proposed the following setback deviations to 
accommodate the construction of the tower:  

 
• Monopole North Setback:  64' (Deviation from 125’)  
• Compound North Setback:  52' (Deviation from 125’)  
• Compound West Setback:  13' (Deviation from 35’)  

 
Staff has no objection to the proposed setback deviations.  

 
Balloon Test Requirements  

 
• Submit a balloon test, which will allow the Board of County Commissioners to evaluate 

the impact of the communication tower on the surrounding land uses and the compatibility 
of the communication tower. This test shall consist of: 

• A balloon colored red, orange, or yellow and be no less than four feet in diameter; 
• The balloon is to be flown at the height of the proposed tower or a maximum of 199 feet 

if the tower is greater than 199 feet; 
• The balloon is to be flown for three consecutive days; except in the event of inclement 

weather, with the petitioner notifying the County of the delay. Nothing in this requirement 
should be construed as not having to fly the balloon for three days. 

• The balloon is to be flown for a period of at least three hours per day between the hours 
of 7:00 am and 10:00 am; 

• The balloon test cannot commence until after the posting and mailing of notice to the 
public; 

• The applicant shall provide the Planning Department with 24-hour notice prior to the 
commencement of the balloon test; and, 

• The applicant shall provide the Planning Department a signed affidavit, prior to the 
Planning and Zoning Commission meeting, attesting to the applicant having conducted 
the balloon test. 

 
Comments:  The petitioner has completed the balloon test and provided the requisite  
  documentation.  
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Additional Requirements  
 

• All other requirements of this ordinance. 
• All activities shall be in conformance with standards established by the county, state 

and/or federal government. 
• All development must meet, at a minimum, the dimension and area regulations of the 

underlying zoning district and the standards and criteria in this section. The board of 
county commissioners may increase the minimum dimension and area regulations for 
the proposed use if it is deemed necessary to protect the health, safety and welfare of 
the citizens of Hernando County. Any reduction of the minimum dimension and area 
regulations or other development standards and criteria contained in this section must be 
specifically enumerated in the application and would require the approval of a deviation 
by the board of county commissioners. 

• An impact statement describing the current condition of adjacent natural resources and 
land uses to the proposed subject site, the projected impacts on these areas and 
mitigation plans if appropriate shall be submitted for review as part of the public facility 
overlay district application. 

 
COMPREHENSIVE PLAN REVIEW 
 
Strategy 1.04K(1):  Minor public facilities that do not need to be designated with the Public 

Facilities Category may be allowed in any Future Land Use Map Category. 
These include local facilities such as wellfields, sewage collection 
facilities, water distribution facilities, communication towers, public 
buildings, schools and other governmental or public service structures and 
uses. 

 
Comments:  The tower is a minor public facility and is therefore allowed in any land use 

district.  
 
FINDINGS OF FACT 
 
The Public Service Facility Overlay District (PSFOD) for a communications tower is appropriate 
based on consistency with the Comprehensive Plan and compatibility 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. 
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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 a Public Service Facility Overlay District (PSFOD) 
for a communications tower with the following performance conditions:  

1. Minimum Setbacks:  
Monopole North Setback:  64' (Deviation from 125’) 
Compound North Setback:  52' (Deviation from 125’)  
Compound West Setback:  13' (Deviation from 35’)  

2. The tower shall be designed as a monopole and will support the antennas for T-Mobile 
may collocate three additional sets of antennas for a total of four collocations. 

3. The tower compound must be fenced, signed and buffered in accordance with 
commercial design standards.  

4. The monopole shall be designed with a collapsible hinge to protect adjacent structures.  
5. The maximum height of the pole is 199 feet.  
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AGENT OF Rf,CORD LETTER

'|MO A-.eY.- of The Grace Brerluen Church of
Brooksville, Inc. ("Grace Brethren") have the authority to execute this document. Grace Brethren
owns Parcel # R03 423 20 0000 0010 0910 in Hemando County, Florida. I hereby designate and
appoint the Law Office of Mattaniah S. Jahn, P.A. and/or Mattaniah S. Jahn, Esquire, 935 Main
Street, Suite C4. Safety Harbor, Florida 34695, Phone 727-773-2221. Facsimile 727-773-2616,
Email mjahn@thelarvmpowered.comt vclark@thelawmpowered.com as Grace Brethren's Agent
ofRecord for the purpose ofany and all permitting, zoning, and/or land use applications, hearings,
or processes in connection to a Wireless Communication Support Tower contemplated upon said
parcel.

The Agent ofRecord is hereby vested with authority to make any representations. agreements, or
promises which are necessary or desirable in conjunction with any of the aforementioned
processes; provided such representations, agreements, or promises are consistent with-and do not
exceed the scope of-that certain Option and Ground Lease Agreement executed by Grace
Brethren on or about May 2025. The Agent of Record is also authorized to accept or reject any
conditions imposed by any reviewing board or entity.'fhe Agent of Record has the authority to
execute documents relating to any of the above-described processes on my behalf.

Any and all representations, agreements. or promises which are. in l'act, made by the Agent of
Record must be approved ofby G

Signed:

Printed N

Date:

STATE OF FI-O
COL]NTY OF

lA,'o,cvr-c,

2_f
RIDA
l-1.r,14,,&

The 1r instrument
fu Vnia.i

was acknowledgea mti:re me tni{-lty of
ncL ofThe Grace Brethren Church of Broo lle, Inc., who.,*Yis

as identification.

Cetil.. Ga^L
Notary Public

Cr.rla- Ca,l Dr, r..."|,

.-<-

criuc^ltmx ro
Conltdoo f lol tAtaa2

E4fl6 D..!(Itr. f5, 2O2S
3ad.r Ih ltat'|l, Sr*.a

p'..".,:6

"wJ
Page I of I

Printed Name of Notary

I.

2025 by J
personally known to me or _ who has produced

{llqy

t/
Jan,'l V *,Jl,vt4"

Brethren Church.
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AGENT OF RECORD LETTER

I Michael Hitchcock, as Director of Development for APC Towers, LLC ('APC) have the
authority to execute this document. APC leases the property located in Hemando County, Florida;
identified by parcel # R03 423 20 0000 0010 0910 and hereby designate and appoint the Law
Office of Mattaniah S. Jahn, P.A. and/or Mattaniah S. Jahn, Esquire, 935 Main Street., Suite C4,
Safety Harbor, Florida 34695, Phone 727 -773-2221, Facsimlle 127-773-2616. Email
mjahn@thelawmpowered.com; vclark@thelawmpowered.com, as my Agent of Record for the
purpose ofany and all permitting, zoning, and/or land use applications, hearings, or processes in
association with the development of a communication facility on the aforementioned property.

My Agent of Record is hereby vested with authority to make any representations, agreements, or
promises which are nec€ssary or desirable in conjunction with any of the aforementioned
processes. My Agent of Record is also authorized to accept or reject any conditions imposed by
any reviewing board or entity, My Agent ofRecord has the authority to execute documents relating
to any ofthe above-d bed processes on APC's behalf.

lgnature

Michael R. Hitchcock
Printed Name

Director of Development
Title

4/1t2025

Date

STATE OF NORTH CAROLINA
COI.JNTY OF WAKE

The foregoing instrument was acknowledged before me this lst day of A l, 2025, by Michael
Hitchcock who is personally known to me or who has produced AS

'*qil:*I,%= CountY 
=

=- Mv Comm. ExP :=--"",r,rffi:r-.,Sa

otary Public

Talicia C. Neal
Printed Name of Notary

identification.

, .i
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lOa-

T..Mobilg-

Wednesday, April 2, 2025

RE3 Letter of Intent - T-Mobile at 6259 Faber Road, Brooksvilte, FL 3!;602 (L2GOI37B)

To Whom It May Concern:

To better serve our customers, T-Mobile Engineering continuously analyzes existing network

coverage and deficiencies. T'Mobile Engineering uscs severat sources of data" including customer

Service logged customer complains and service-level prediction data. These metrics and techniques hold

a great amoont of weight in determining the focus of T-Mobile's limited resources to best s€rve the needs

of our customers, efficiently and effectively.

While analyzing our n€twork in Hernando County, T-Mobile Engineering has determined rherc is

a need for improved capacity and coverage in the Hill 'N Dale area east of Brooksville. This arca needs

improvcd Nl9fi) in building and expanded in vehicle coverage.

There ate no other sites or suuctures in the search area, that would allow T-Mobile to addrcss lhe

capacity and coverage needs ofthis area. T-Mobile has determined that tlrere is an appmpriate cellular

site candidate location that would meet our needs related to service €nhancements required in Hernando

County.

APC Towers, on behalf of r-Mobile uSA, is proposing the construcrion ofa lg5ft Monopole

Tower to eddrcss this need. This telecommunication facility is proposed to be located at 6259 Faber

Road, Brooksville , FL 34fi2.

T-Mobile is requesting an antenna center line of l80ft A.G.L. to provide improved cell site

covemge and incrcased capacity in the zurrounding area.

T-Mobile ooly operares on the specific frequencies licensed or transfemd to T-Mobile by the

Federal Communications Commission (FCC). and operating these will not interfere with or obstruct any

public safety telecommunications.
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T-Mobile operates on FCC licenscd sFctrum at A2G03 l78 as follows:

Band Transmit Rcccive (in MHz)

E-UTRA bond 7 617-622 66!668

n7l 6?7-il2 67:I-688

E-UTRAbond I 72U714 69&704

E-UTRA band 2 193G1950 1E50"1870

n25 19E0.1995 19fl).l9ls

E-UTRA bond 4 213().2145 173&t745

n4l 2496'2fi2 2496-2502

n4l 251E5-2586 2518.5-586

n4t 2569-2572 256y2572

n4l t578-269o 2578-2690

The bmds allocalcd by the FCC for public saf€ty telecommunications are (a): well-guarded by

the "Guard Band" scpanlion, dictated by rhe FCC; and (b): lransmission and reception of public Safety

telecommunication takes place in a sep:rate ponion of the RF spectrum from the AWS, PCS, Z0OMHz,

6fi)MHz, and 84l spectrum used by T-Mobile.

Equipment uscd by T-Mobile complies with sliict stttrdrrds contained in Code of Federal

Regulutions 47 pan 24. This sers limits on emissions out of T-Mobile's licensed bands lo ensure no

advese effects to rny other frcquency band.

T-Mobile complies with FCC rules regarding inerference to other Elecommunicution services

and all FCC rules regarding human erposure to radio frcquency.

ni:
Thank you.
Respectfully,
Jason Paulley
RF Engineer, T-Mobile
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Mail Processing Center
Federal Aviation Administration
Southwest Regional Office
Obstruction Evaluation Group
10101 Hillwood Parkway
Fort Worth, TX 76177

Aeronautical Study No.
2025-ASO-6876-OE

Issued Date: 051 1412025

Paul Alvarez
APC Towers
8601 Six Forks Road
Suite 250
Raleigh, NC 2761 5

** DETERMINATION OF NO HAZARD TO AIR NA\TIGATION **

The Federal Aviation Administration has conducted an aeronautical study under the provisions of49 U.S.C.,
Section 44718 and ifapplicable Title 14 ofthe Code ofFederal Regulations, part 77, conceming:

Structure:
Location:
Latitude:
Longitude:
Heights:

Monopole FL-I885 SR 50
Brooksville, FL
28-31-21.99N NAD 83

82-17-45.87W
96 feet site elevation (SE)
199 feet above ground level (AGL)
295 feet above mean sea level (AMSL)

This aeronautical study revealed that the structure does not exceed obstruction standards and would not be a
hazard to air navigation provided the following condition(s). ifany, is(are) met:

Based on this evaluation, marking and lighting arc not necessary for aviation safety. However, if marking/
lighting are accomplished on a voluntary basis, we recommend it be installed in accordance with FAA Advisory
circular 70/7460-l M Change l.

This determination expires on I l/14/2026 unless:

(a) the construction is started (not necessarily completed) and FAA Form 7460-2, Notice olActual
Construction or Alteration, is received by this oflice.

O) extended, revised, or terminated by the issuing office.
(c) the construction is subject to the licensing authority ofthe Federal Communications Commission

(FCC) and an application for a construction permit has been filed, as required by the FCC, within
6 months ofthe date of this determination. In such case, the determination expires on the date
prescribed by the FCC for completion of construction, or the date the FCC denies the application.

NOTE: REQUEST FOR EXTENSION OF THE EFFECTIVE PERIOD OF THIS DETERMINATION MUST
BE E-FILED AT LEAST I5 DAYS PRIOR TO THE EXPIRATION DATE. AITER RE-EVALUATION
OF CURRENT OPERATIONS IN TT{E AREA OF THE STRUCTURE TO DETERMINE THAT NO

Page I of4
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SIGNIFICANT AERONAUTICAL CI{ANGES HAVE OCCURRED, YOURDETERMINATION MAY BE
ELIGIBLE FOR ONE EXTENSION OF THE EFFECTIVE PEzuOD.

This determination is based, in pa(, on the foregoing description which includes specific coordinates, heights,
frequency(ies) and power. Any changes in coordinates, heights, and frequencies or use of greater power, except
those frequencies specified in the Colo Void Clause Coalition; Antenna System Co-Location; Voluntary Best
Practices, will void this determination. Any future construction or alteration, including increase to heights,
power, or the addition ofother transmitters, requires separate notice to the FAA.This determination includes all
previously filed frequencies and power for this structure.

Ifconstruction or alteration is dismantled or destroyed, you must submit notice to the FAA within 5 days after
the construction or alteration is dismantled or destroved.

This determination does include temporary construction equipment such as cranes, derricks, etc., which may be
used during actual construction ofthe structure. However, this equipment shall not exceed the overall heights as

indicated above. Equipment which has a height greater than the studied structure requires separate notice to the
FAA.

This determination concems the effect of this structure on the safe and eflicient use ofnavigable airspace
by aircraft and does not relieve the sponsor ofcompliance responsibilities relating to any law, ordinance, or
regulation ofany Federal, State, or local govemment body.

A copy of this determination will be forwarded to the Federal Communications Commission (FCC) because the
structure is subject to their Iicensing authority.

If we can be of further assistance, please contact our office at (817) 222-4832, or Michael.J-
CTR.Costanzi@faa.gov. On any future correspondence conceming this matter, please refer to Aeronautical
Study Number 2025-ASO-6876-OE.

Signature Control No: 652525460 -659141049
Michael Costanzi
Technician

(DNE)

Attachment(s)
Frequency Data
Map(s)

cc: FCC

Page 2 of4

181



Frequencl' Data for ASN 2025-AS0-6876-0E

LOW
FREQUENCY

HIGH
FREQUENCY

FREQUENCY
UNIT ERP

ERP
UNIT

6

6
l0
l0

17.7

t7 .7

21.2

21.2

614
614
698
806
806
824
851

869
896

901

929
930
93t
932
93s
940
1670
t 7l0
1850

1850

1930
1990
2l l0
2305
2305
2345
2496

7

7

I t.7
I t.7
19.7

19.7

23.6
23.6
698
698
806
901

824
849
866
894
901

902
932
931

932
932.5
940
941
t675
t755
l9l0
1990
1990
2025
2200
2360
2310
2360
2690

GHz
GHz
GHz
GHz
GHz
GHz
GHz
GHz
MHz
MHz
MIIZ
MHz
MHz
MHz
Mllz
MHz
Wz
MHz
MtIz
MIlz
I/.Ilz
MIlz
MHz
MHz
MIlz
Mtlz
MI{z
MHz
MHz
MHz
MHZ
MHz
MHz
MHz
MHz

55

42
55

42
55

42
55

42
1000
2000
r 000

500
500

500
500
500

500
7

3500
3500
3500

t7
1000

3500
500
500

1640

1640
1640
500
s00

2000
2000
2000
500

dBw
dBw
dBw
dBw
dBw
dBw
dBw
dBw
w
w
w
w
w
w
w
w
w
w
w
w
w

dBw
w
w
w
w
w
w
w
w
w
w
w
w
w
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Verified Map for ASN 2025-ASO-6876-OE
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Planning Resource Object
To: Michelle Miller; Victoria Via
Subject: FW: APC communication tower
Date: Tuesday, January 20, 2026 9:39:35 AM

 
 
From: dmgw125@epix.net <dmgw125@epix.net> 
Sent: Monday, January 19, 2026 9:48 AM
To: vclark@thelawmpowered.com
Cc: Planning Resource Object <Planning@co.hernando.fl.us>; Zoning Department
<zoningdepartment@hernandocounty.us>; Michael Bruno <brunom5o0408@gmail.com>
Subject: APC communication tower

 

 
To whom it may concern
 
I REJECT the proposed APC communication tower that may/will be located at 6259
Farber Dr, Brooksville.
 
Regards
 
Diane Watson
Croft Lane, Brooksville
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January 4, 2026 
 
{Item 17114 – H2529} 
 
Planning Commission and Board of County Commissioners: 
 
I am writing to express my strong opposition to the proposed 
communications tower located within approximately 300 feet of my property 
located at 6219 Faber Drive, Brooksville.  (Planning & Zoning Item No. 
17114 – H2529) 
 
Placing a tower this size so close to existing homes is inappropriate for a 
residential area and would have an unreasonable impact on the 
neighborhood.  The proposal raises serious concerns regarding visual 
appearance, safety risks associated with tower failure or debris, increased 
noise maintenance activity in a quiet neighborhood and a potential loss of 
property value.  This tower impacts all of the Rolling Acres residents 
located within the area and is not justified by the proposed location. 
 
I urge you to deny this application or require relocation to a site that 
provides adequate distance from residential properties. 
 
Thank you for your consideration. 
 
Sincerely, 
 
Colleen Conko 
6219 Faber Drive 
Brooksville, FL 34602 
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FACTS ABOUT LIVING WITHIN 300 FEET OF A COMMUNICATION 
TOWER 
 
 

1. Effects from RF documented in scientific research include increased 
cancer risk, cellular stress, headaches, sleep issues, genetic 
damage, changes to the reproductive system, memory deficits, and 
impacts to the nervous system.  (https://ehtrust.org/cell-towers-and-
cell-antennae/compilation-of-research-studies-on-cell-tower-radiation-
and-health/). 

 
2. Research has also found that the cumulative dose from cell tower RF 

can result in significant exposure over time. Young children do not 
use cell phones, yet they are involuntarily exposed (There is a very 
young child within 100 yards of this proposed site, how is this tower 
going to affect this child?).  Cell tower radiation exposures are 
nonstop day and night. We can turn our cell phones off, but we 
cannot turn the cell tower off. 

          
1. Studies indicate that homes within close proximity to towers may take 

longer to sell and experience a decrease in value, with some 
estimates suggesting a reduction of up to 20%. 
 

2. Research has also shown that there are reports of high cancer rates, 
cognitive issues, and fatigue in residents living near cell towers. 
 

3. RF waves from towers are non-ionizing and cannot directly 
damage DNA like X-rays, they can cause heating of body tissue 
at very high levels.  The highest radiation intensity often occurs 
in the main beam, which is generally 50 to 300 meters from the 
base station. 
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FL-1885 SR-50
199’ MONOPOLE TOWER 
APC Towers IV, LLC

Planning Commission Hearing 02/09/2026
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Select Plan Sheets

SR-50
199’ MONOPOLE TOWER
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C-1

5.9x

2.6x

4.8x
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C-2
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C-3
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C-4
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PHOTO SIMULATIONS

SR-50
199’ MONOPOLE TOWER
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Monopole - Example
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27017 Frampton Ave, looking SW
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Faber Dr, Looking NW
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Groucher Ave, looking NW
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Rolling Acres Dr, Looking NE
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Jason Paulley and Mattaniah S. Jahn

T-MOBILE RF NEED
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Search Ring
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SR-50
199’ MONOPOLE TOWER
HOUSEKEEPING
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Orange County 2021 911 Call Statistics
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Orange County 2024 911 Call Statistics
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SR-50
APC Towers IV, LLC

Planning Commission 02/09/2026

232



233



SR-50

APC Towers IV, LLC

Planning Commission 02/09/2026
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Meeting: 02/09/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17115
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Rezoning Petition Submitted by Jack Melton Family Inc (H2539)
TITLE

BRIEF OVERVIEW
Rezoning Request: 
Rezoning from AG (Agricultural) to PDP(SF)/ Planned Development Project (Single Family) 
with deviations

General Location: 
East side of Lockhart Road and I 75

Parcel Key Number: 
541364, 541578

Summary of Applicant’s Request: 
The applicant requests a rezoning of the subject property, consisting of approximately 226.9 
acres, from AG (Agricultural) to PDP-SF (Planned Development Project - Single Family) to 
allow for the development of a subdivision containing up to 907 single-family residential lots 
located in the I-75/ SR 50 PDD.

Note: Subsequent to the Planning and Zoning Commission, but after the advertising 
was finalized for the February 10,  2025, meeting, the petitioner requested to postpone 
their application to the March 9, 2026, Planning and Zoning Commission Meeting.

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 approve the petitioner ’s request 
to postpone their application to the March 9, 2026, Planning and Zoning Commission Meeting.

Michelle Miller Approved 01/29/2026   2:49 PM
Victoria Via Approved 01/29/2026   3:17 PM

REVIEW PROCESS

Page 1
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P&Z Agenda Item (ID # 17115) Meeting of February 9, 2026

Natasha Lopez Perez Approved 02/02/2026   3:48 PM
Toni Brady Approved 02/03/2026   6:35 PM

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Jonathan McDonald

Birren, Holmes, Markford, McDonald and NoeAYES:

Page 2
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F:\Rezonings\_2025 Rezoning Cases\H-25-39 Jack Melton Family Inc\H2539 Staff Report.docx 1 

STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: February 9, 2026  

Board of County Commissioners: April 7, 2026  
 
APPLICANT:  Jack Melton Family, Inc. 
 
FILE NUMBER:   H-24-39 
 

REQUEST:                Rezoning from AG (Agricultural) to PDP(SF)/ Planned Development 
Project (Single Family) with deviations 

 
GENERAL  East side of Lockhart Road and I 75 
LOCATION:   
 
PARCEL KEY            541364, 541578 
NUMBER(S):  
 
 
APPLICANT’S REQUEST 
 
The applicant requests a rezoning of the subject property, consisting of approximately 226.9 
acres, from AG (Agricultural) to PDP-SF (Planned Development Project – Single Family) to allow 
for the development of a subdivision containing up to 907 single-family residential lots located in 
the I-75/ SR 50 PDD. 
 
The petitioner is working with the County to develop an associated Development Agreement that 
will be brought to the Board at a later date once completed that will address the public facilities 
impacts of the development, including fire rescue, transportation, utilities and schools.  
 
The petitioner has requested the following deviations:  
 

Single Family Lot  
• Front:      25’     
• Side:      5’ (deviation from 10)     
• Rear:      15’ (deviation from 20’)     
• Maximum Building Coverage: 65 % (Deviation from 35%) 
• Minimum Lot Width:    50’    
• Minimum Lot Size:      5,500 (deviation from 6000)    

 
Site Size 226.9 Acres 
   
Surrounding 
Zoning; 
Land Uses 

North: PDP SF (Planned Development Project Single Family) 
South: AG (Agricultural) 
East: CPDP DRI (Combined Plan Development Project)  

 West: CPDP (Combined Plan Development Project)  
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Hernando County Planning Department  Staff Report H-25-39 

F:\Rezonings\_2025 Rezoning Cases\H-25-39 Jack Melton Family Inc\H2539 Staff Report.docx 2 

Current Zoning:  AG (Agricultural) 
  
Future Land Use  
Map Designation:  

I-75/S.R. 50 PDD 

  
LAND USE REVIEW 
The petitioner is proposing a residential development, with 5,500 Square foot minimum lot size. 
The proposed setbacks for the individual lots are: 

 
Single Family Lot Requirements  

• Front:     25’     
• Side:     5’ (deviation from 10)     
• Rear:     15’ (deviation from 20’)    
• Maximum Building Coverage:  65% (deviation from 35%)  
• Minimum Lot Width:   50’    
• Minimum Lot Size:    5,500 (deviation) from 6000   

 
Comments: Based on the direction from the Board of County Commissioners, the 

minimum side setback recommended by staff is 7.5’. If the master plan 
is approved, the petitioner shall be required to meet the following 
setbacks:  

• Front:     25’    
• Side:     7.5’ (deviation from 10’  
• Rear:     15’ (deviation from 20’) 

 
Perimeter Setbacks:  

• North:     35’      
• South:     35’      
• East:      45’ (from I-75)     
• West:     45’ (northern portion) 

35’ (southern portion from future R/W) 
Buffers:  

• North:     20’     
• South:     20’      
• East:     30’      
• West:     30’      

 
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 set aside 89.5 acres for drainage, buffers, roads 

and open space on the proposed master plan; however, the acreage 
set aside for natural vegetation has not been clearly identified. If the 
master plan is approved, the petitioner shall be required to set aside a 
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minimum of 15.88 acres for natural vegetation. The proposed buffers 
may count toward this minimum required vegetation. 

 
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 
Land Development Regulations (LDRs). The proposed project 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. 

 
 

Comments:   The petitioner has set aside 89.5 acres for drainage, buffers, roads and 
open space on the proposed master plan; however, the acreage set aside 
for the park has not been clearly identified. If the master plan is approved, 
the petitioner shall be required to set aside a minimum of  3.0 acres for 
the neighborhood park. 

Fire Protection Plan:  
 

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

Comments:  If approved, the petitioner shall submit a fire protection plan with the 
Conditional Plat in accordance with Hernando County LDRs. 

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

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

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

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

Strategy 1.05A(2):  Developments within the I-75/SR-50 PDD shall include a master 
plan utilizing the Planned Development Project (PDP) process for 
review. The County shall consider the following guidelines and 
criteria in the review of a PDP and associated master plan: 

a. Standards for a multi-modal transportation network 
encompassing access, circulation and connection among and 
between public and private properties; 

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

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

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

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

f. Attractive, convenient and safe bike and pedestrian connection 
to the Withlacoochee State Trail; 

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 
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Metropolitan Planning Organization, and other planning 
studies/transportation criteria for the I-75/SR-50 PDD. 

Strategy 1.05A(4):    The County shall coordinate with the plans of the Florida 
Department of Transportation for SR 50 and I-75 in order to ensure 
that the transportation network is closely coordinated with land 
uses in the PDD. 

Strategy 1.05A(5):  The County shall utilize the I-75/SR-50 Area Plan document dated 
September 4, 2007, and the I-75/SR-50 Area Circulation Plan 
Study dated April 2013, both hereby incorporated by reference, as 
a guide for the consistency of proposals for development, and the 
overall infrastructure needs and plans in the PDD. 

Strategy 1.05A(6):  The County shall identify and implement feasible funding 
mechanisms to accommodate public infrastructure needs for the 
PDD. 

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

 
FINDINGS OF FACT 
 
The requested Rezoning from AG to PDP SF is appropriate based on the following findings of 
fact:  
 

• The request is consistent with the County’s adopted Comprehensive Plan and 
compatible with the surrounding land uses subject to compliance with all 
performance conditions. 

 
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 
rezoning from AG (Agricultural) to PDP(SF)/Planned Development Project (Single-
Family) with deviations and the following performance conditions:  

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

 
2. The petitioner must meet the minimum requirements of Florida-Friendly 

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

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

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

 
4. Geotechnical subsurface testing and reporting in accordance with Hernando 

County’s Facility Design Guidelines shall be conducted for all proposed drainage 
retention or detention areas within the project.   
 

5. The petitioner shall be required to enter into a Development Agreement with the 
County addressing the public facility impacts of the proposed development.  
 

6. Minimum Lot Sizes: 5500 square feet (deviation from 6,000 square feet). The 
maximum number of lots is 907. 

 
7. Minimum Lot Setbacks:  

Front:  25ˈ  
Side:  7.5ˈ (Deviation from 10ˈ) 
Rear:  15 (Deviation from 20ˈ) 
 

8. Perimeter Setbacks:  
o North:  35’      
o South:  35’      
o East:   45’ (from I-75)     
o West:  45’ (northern portion) 

    35’ (southern portion from future R/W)  
9. Buffers:  

o North:  20’     
o South:  20’      
o East:  30’      
o West:  30’   

 
10. The petitioner shall preserve the minimum seven percent (7%) natural vegetation as 

required by the County’s Land Development Regulations.  The required natural 
vegetation may be included as part of the required open space.  
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11. 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. 
 

12. The petitioner shall provide a revised plan in compliance with all performance 
conditions within 30 calendar days of receipt from county staff of BCC approval. 
Failure to submit the revised plan will result in no further development permits being 
issued. 
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REZONING NARRATIVE
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GINNY GROVE
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I. Introduction and Request

This is a request to rezone approximately 226.91acres on Parcel Keys 541364 and 541578 (the

"property"j in unincorporated Hernando County (the "County") from Agricultural District (AG),

to Planned Development-single Family District ("PDP(SF)") for a development to be known as

Ginny Grove (the "Project").

In accordance with the County ZoningCode (the "Code") for PDP (SF), is intended for residential

uses. Furtherrnore, the Code for PDPs requires a "narrative and a master plan providing a visual

depiction and general layout of the project in conformance with PDP rules and any additional

p.ifo.1nun.e siandards or specific deviations requested." Accordingly, the Master Plan (see

Exhibit o'A") has been provided.

The is located as follows:

Both Parcel Keys 541564 and 541578 are owned by the Jack Melton Family, Inc. (the

"Applicant"):

Parcel Key Owner Acreage

s41564 Jack Melton Family, Inc 132.7

541s78 Jack Melton Family, Inc 94.21

Total: 226.91

2
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The Property is currently being used for agriculture

II. Proposal

a.P rooosed ises. Residential Densitv. and Commercia Intensitv.

The current zoning district is Agriculture (AG).

This application proposes to rezone the Property from AG to PDP(SF) to accommodate a

maximum of 907 single family dwelling units, with the following breakdown of land uses:

J

rrO.

II

B-9*{G

CPDP

AG

tatrE

I

to. clGrE id

AG

CPDP

CPDP

I

AG

---l
CPDP
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LAND USE ACRES UNITS DENSITY

SINGLE FAMILY PDP(SF) L37 907;

82.9

ROADS 7

TOTALI +/- 226.9 907
APPROX. 4

UNITS/ACRE

Only one of sin le-famil lot size is ro

STNGLE FAI.4ILY

MINIMUM LOT
WIOTH

50'

MINIMUM
FRONTAGE ALONG

CURVE
35',

MINIMUM LOT
SQFT

5.500 sF

MAXIMUM
BUILDING HEIGHT

35

MAXIMUM
AUILDING AREA

RATIO
650,b

5'SIDE
SETAACK

15'
REAR,

SETEAO(

5'SIDE
SETBAO(

25', FROi{T
SETBACX

TYPICAL
50. SINGLE FAMILY LOT

NTS

4

LAND USE TABLE

DMINAGE, RECREATION,
BUFFERS. OPEN SPACE

NOTES:
+ ALL ACREAGES AND DWELUNG UNITS PROVIDED IN LAND USE ARE CONCEPTUAL FOR'

PLANNING PURPOSES ONLY. FINAL NUMBER OF EACH TYPE OF LOT AND ACR,EAGE WILL BE

DETER.MINED AT THE TIME OF PTATTING.

260



The Master Plan conceptually shows parks and stormwater ponds in strategic locations:

Although subject to additional engineering, the stormwater ponds and parks are intended to serve

as natuial buifering facilitating compatibility with surrounding uses, such as I-75 to the east. This

is consistent with the County's strategy and policies for compatibility in the Hernando County

Comprehensive Plan (the "Comp PIan"):

b. Consistency with Comprehensive Plan

Pursuant to the Comp Plan, the underlying Future Land Use ("FLU") category is I-75ISR-50
Planned Development District (l-75lSR-50 PDD). The I-75/SR 50 PDD was established by the

County in 20071 "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-

I Hernando County PD-336. I-75ISR 50 PDD Area Plan Adoption. September 12. 2007.

5

a>

Strategy 1.10D(4): Public spacc and amenity standards appropriate to the dcvelopment

context and consistent with the scale of development may be

required where appropriate for new Planned Development Projects.

Concepts such as the following may be utilized:
a. wide sidewalks, courtyards, gardens or greens that enhance the

walkability and expanded useful oPen sPace of the site;

b. public space integrated with the drainage network, using low-
impact development (LID) standards where practical;

c. public space integrated with multi-modal movement, resting

and staging area amenities, such as transit stops and business-

fronting sidewalks;
d. sitc amenities that encourage the use of outdoor public sPace

using vcgetation, fu rn i ture, architectural featurcs, appropriate

lighting and mobile vendor accommodation whcrc appropriate.
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51ll-75 interchange and where Lockhart Road crosses I-75 and from Lockhart Road to the

Withlacoochee State Trail."2

The following Objectives, Goals and Policies from the Comp Plan apply to the I-75ISR-50 PDD:

GOAL 1.05 - Plsnned Development District
Planned Development District (PDD) is u Future Land Use Map Category that

provides coortlinated plunning of new developments and redevelopments with

proposed multiple uses or types that have specialized or unique choracteristics,

or woulrl benefit from a relatively high level of planning control and

coorflination. PDDs envision a mixture of land uses with the locations of each

land use determined through o master planning process.

Each individuot PDD Category shall include an objective and strategy cluster

formulated through the lund use process speciJically designed for the unique

choracteristics of the developmenl, district or category. The densities and

intensifies ussigned to each individuol PDD are addressed in the Muster Plan of
the development. The tlesignated PDD Categories and associuted

objective/strategy cluster are identiJied as follows:

Discussion: This Project falls within an already designated PDD Category of I-75lSR-50
pOO - fr.ther described below. The Master Plan (see Exhibit "A") addresses density.

Proposed uses include a maximum of 907, minimum 50-foot-wide-lot single-family

residential dwelling units.

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 muttiple land uses, roadway network conJiguration, netry and upgraded public
infrastructure qnd consistency of design. The PDD shall extend between the

County's existing SR-s0/I-75 interchange snd where Lockhart Road crosses I-
75 andfrom Lockhurt Road to the Withlucoochee State Trail.

2 Hernando County Cornprehensive Plan. I-7-5iSR-50 PDD. Objective 1.05A (emphasis added).

6
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Discussion: The Property is located within the I-75lSR-50 PDD category:

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

is chsracterized by significont 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

infrostructure. The County intends to encourage andfunctionally integrate these

lsnd uses mainly through advance planning ond programming of infrostructure
that facilitates orderly development patterns.

Discussion: The Property is located within the I-75/SR-50 PDD. The Project proposes a

maximum of 907 single-family residential dwelling units. This Project serves this Comp

Plan Strategy's purpose to seek and create a largely self-contained concentration and mix

of uses supported by public infrastructure. Although, the Project is being rezoned to a

single use, its proximity and relationship to the surrounding PD zonings, DRI's and Black

JacL Ridge all serve the intent of this strategy for the I-75lSR-50 PDD to be a self-contained

mix of uses. A corresponding development agreement (as required by Code Section 23-

158) shalt accompany this rezoning to ensure the advance planning and programming of
infrastructu re that fac i I itates orderly deve I o pment patte rns.

Strategy 1.05A(2); Developments within the I-75/SR-50 PDD sholl include o

master plan utilizing the Planned Development Project (PDP) processfor review.

The County shall consider the following guidelines and criteria in the review of
a PDP ond associated master plan:
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o. Standards for o multi-modal transportation network
encompassing access, circulation und connection among and
between public and private properties;

Discussion: The Project's internal roadway network and sidewalk system will ensure

"or,.,""tirity 
from the residential neighborhoods to the neighborhood park systems.

Additional right-of-way dedication is being shown along Lockhart Road. Such adjacency

to Lockhart Road will also provide additional connectivity opportunities.

b. Planning for infrostruclure needs to occommodote wastewoter,

potable water,ftre and emergency medical service, recreation and
schools;

Discussion: As required by Code Section 23-158, all residential developments within the

f-ZySn-SO PDD that have 100 or more dwelling units are required to enter into a

devetopment agreement prior to the county issuing conditional plat approval- The

Applicant is currently working on submittal of a proposed development agreement in

compliance with this provision and to ensure adequate timing and phasing of infrastructure

needs accommodating the proposed level of development. The Applicant intends for the

development agreement to be considered by the County Commission at the same time as

this rezoning application.

Additionally, the Master Plan shows areas where right-of-way along Lockhart Road will
be dedicated for future widening of Lockhart Road.

c. Concentration of commercial uses, mixed uses and town-center
type development along and/or eosily uccessed from SR-50,

including park and ride opportunities for future inter'county
transit;

Discussion: As this Project does not have direct access to SR-50 and its northern boundary
is about I mile south of S.R. 50, no commercial uses are proposed.

8
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d. Opportunities that include primary industrial uses compatihle with

the placement of commercial or town center areas in order to
en h ance empl oy me nt opp ort un ities ;

Discussion: See response to ooc." above.

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

Discussion: The Master Plan shows an internal roadway system that minimizes impacts

to *rr*nAing areas while leveraging conceptual locations for intemal neighborhood park

and residential amenity locations.

t Attractive, convenient and safe bike and pedestrian connection to

the Withlacoochee State Trail;

Discussion: N/A. The Project is not within direct proximity of S.R. 50 or the

Withlachoochee Trail.

g. Standards to create o "sense ofplace-"

Discussion: The Project's unique features will be leveraged to ensure strategic locations of
rto..*ut.. ponds and neighborhood parks. These together with the internal roadway

network and sidewalk system will create the o'sense of place" intended by this policy.

Strategy 1.05A(3): Plansfor development upproval shall include ufrontage road

network, alternative access, and easements in accordance with long-range
transportation plans of the Hernando/Citrus Metropolitan Planning
Organization, oncl other planning studies/transportation criteria for the I-75/SR-
50 PDD.

Discussion: The roadway network is consistent with the I-75/SR-50 PDD Circulation

Plan.3 The Master Plan shows areas where right-of-way along Lockhart Road will be

dedicated for future widening of Lockhart Road. As contemplated, the Project will connect

directly to Lockhart Road, which is shown on such Circulation Plan:

3 I-75/SR-50 Circulation Plan Study dated April 2013

9
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Figure ES-l: Study Area and Corridor Locations

Locotionr illustr ated ore lor conceptuol purposes only. PotlJntiat oltgntnents are subiect to lurther study-

Strategy 1.05A(4): The Coung shall coordinate with the plans of the Florido
Deportment of Transportation for SR 50 ond I-75 in order to ensure that the

transportation network is closely coordinated with land uses in the PDD.

Discussion: The Applicant has historically coordinated and will continue to work closely

with the County and FDOT to ensure the Project transportation plans are consistent with
agency requirements as detailed in the 75lSR-50 PDD Circulation Plan and as implemented

through the related proposed Development Agreement. The Master Plan shows an area

reserved for a future FDOT roadway should FDOT intend to construct an overpass at some

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

dqted September 4, 2007 and the I-75/SR-50 Area Circulation Plan Study dated

April 2013, both hereby incorporated by reference, os a guidefor the consistency

of proposals for development, and the overall infrastructure needs and plans in

the PDD.

Discussion: As stated above, the Project is consistent with the I-75/SR-50 PDD Area Plan

and Circulation Plan.

Strategy 1.05A(6): The County shall identdy and implement feasible funding
mechanisms to sccommodate public infrastructure needs for the PDD.

Discussion: Consistent with this Strategy, the County adopted additional funding mechanisms to

"dd*rr 
prblic infrastructure needs. As the Property is located in the I-75/SR-50 PDD, it will be

subject io the County's "lmpact Fee Surcharge and Planning Overlay For Greater I-75/SR-50

Planned Development District" as enumerated in Chapter 23, Article IlI, Division 6 of the Code.

The corresponding Development Agreement will detail the infrastructure required to enable the

proposed development objective and will address surcharge related conditions. The County

aOopted the surcharge "to assist in the implementation of the Comp Plan and provide a source of
funding for anticipated public infrastructure and facilities needed to accommodate the density and

intensiiy of new development that is planned to occur within the I-75ISR-50 PDD and along the

SR-50 corridor as pertaining to the idditional benefitted properties."4 The surcharge varies by

departmental impact fee and is summarized as follows:

Description Surcharge
Amount

Code Comments

Schools t0% Cash advance to HCSD prior to
building permit unless otherwise
stated in DA

Public
lnfrastructure

100 Cash advance to County Prior to
issuance of building permit unless

otherwise stated in DA;
Applies to Library, Buildings, and

Law Enforcement

Parks 60% Cash advance to County prior to
issuance of building permit unless

otherwise stated in DA
Roads s0% Cash advance to County prior to

issuance of building permit unless

otherwise stated in DA

c. Parks. Bufferin g and Infrastructu re:

a Code Section 23-148(d).
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Pursuant to the Code, the amount of parks acreage required for developments consisting of 501

units or more is minimum of five (5) acres up to a maximum of 20 acres or fraction thereof, based

uponacalculation of ll125th ofanacreforeachdwellingunitover50l.Asthisrezoningseeksa
maximum of 907 dwelling units, the calculation is as follows:

Dwelling Units Acreage

500 units 5 acres

units 501-907 3.264 acres

Minimum Park
Acreage:

(s + 3.264)
8.264 acres

Several neighborhood parks have been conceptually located internal to the Property to ensure easy

access by residents. The maximum park size required for the entirety of the Project is 8.264 acres;

howevei, it may be less depending on actual development. To provide the County with the level

of certainty at the time of rezoning as intended by the Code, the following condition of approval

is proposed:

The neighborhood parks as depicted on the Master Plan have not been

reviewed or approved for consistency with Code Section 26'75, Neighborhood
Parks. Compliance with Code Section 26-75, Neighborhood Parks, shall be

required at the time of conditional plat.

The Pro.lect also proposes perimeter buffers. The following table identifies adjacent zoning and

FLU categories:

To ensure compatibility with the perimeter of the Project, buffering has been provided

Zoning FLU Property Use

North PDP(SF) I-75lS.R. 5O PDD Residential Subdivision -
Trilby Crossing

South AG I-75lS.R. 5O PDD Vacant. FDOT pond.
(Withlacoochee Parce[)

East t-7 5 t-75ls.R. 50 PDD t-7 5

West CPDP & AG PD Hickory Hill
DRI

Roadway, Vacant, Hickory
HiII DRI

Location Neighbor Use Project
Use

Landscape Buffer
width

North Trilby Crossings
(residential)

Residential 20 Feet

East t-7 5 Residential 30 Feet

West - Northern
portion

Agriculture Residential 30 Feet

t2
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West - Southern
Portion

Lockhart ROW Residential 20 Feet

South FDOT DRA;Pro.iect
DRA

Residential 20 Feet

Perimeter building setbacks are inclusive of the buffer, and proposed as follows:

Location Neighbor Use Proiect Use Perimeter Setback

North Trilby Crossings
(residential)

Residential 35 Feet

East t-7 5 Residential 45 Feet

West - Northern portion Agriculture Residential 45 Feet

West - Southern Portion Lockhart ROW Residential 35 Feet

South FDOT DRA; Project DRA Residential 35 Feet

The Project also proposes to include holiday/visitor parking within the single-family areas. To

provide the Couniy with the level of certainty at the time of rezoning, the following condition of
approval is proposed:

At the time of conditional plat, single-family areas must demonstrate parking
meeting the requirements of the Code plus an additional visitor parking spot

for every 10 single-family detached homes.

d. Statement of Dimensional Standards & Proposed Deviations from Code.

The following dimensional standards and related deviations are hereby requested.

Single Family Detached: Dimension and Area Standards
code uirement is R-lA

Requested
DeviationAmountPro

LDC
uirementLDC Section

+3001035% 65%Maximum
Building
Area

LDC App. A, Art. lV, Sec.2,
A: R-1A Residential District

50 feet (10) feetMinimum
Lot Width

60 feetLDC App. A, Art.lV, Sec.2,
A: R-1A Residential District

square(s00)
feet

Minimum
Lot Area

6,000 square feet 5,500 square feetLDC App. A, Art.IV, Sec.2,
A: R-1A Residential District

35 feet and/or 2.5

stories
N/AMaximum

Height
35 feet andlor 2.5

stories
LDC App. A, Art. IV, Sec. 2,

A: R-1 A Residential District
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LDC App. A, Art.IV, Sec.2,
A: R-l A Residential District

Minimum
Front Yard

25 feet 25 feet N/A

LDC App. A, Art.IV, Sec.2,
A: R-lA Residential District

Minimum
Side Yard

l0 feet 5 feet (5) feet

LDC App. A, Art. IV, Sec. 2,

A: R-1 A Residential District
Minimum
Rear Yard

20 feet I 5 feet (5) feet

LDC App. A, Art II, Sec. 3,

General regulations for lots
and yards

Double
frontage and
corner lots
shall meet
front yard
regulations
on all
adjacent
streets

2 Fronts Request to have only
one front: 20 feet on
primary front yard
and l0 feet on

secondary front yard.

(15) feet for
secondary front
yard

In addition to the above noted deviations, a blanket deviation is requested for all commercial,

multifamily, townhome, villa, and single-family lots from LDC App. A, Art II, Sec. 3, General

Regulations for Lots and Yards, which requires double frontage and corner lots to meet front yard

regulations on all adjacent streets. A deviation is requested to clarify the designation of yards on

doubte frontage lots. Specifically, for all uses, the yard abutting the primary street or principal site

entrance shall be designated as the front yard. The secondary front yard shall be treated as a side

yard for setback purposes, rather than a secondary front yard. This deviation is intended to promote

tonsistent site design and functional development patterns, particularly for lots oriented toward

interior streets or project entrances.

This will ensure compatibility internally and externally with the surrounding area.

e. Additional Considerations to ensure compatibilitv with surrounding area'

The Properly is situated within the I-75/SR-50 PDD, a designated growth area identified in long-

range County planning efforts. The proposed mix of uses, along with the associated density and

intensity, aligns with the County's vision and planning objectives for this corridor.

III. Surroundins Area & Compatibilitv Considerations

The I-75ISR-50 PDD was established in anticipation of growth and to ensure that adequate

infrastructure would be available to accommodate such growth. As outlined above and illustrated
on the Master Plan, the Project meets the County's compatibility standards and supports the

intended development pattern for the area.

14
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IV. Environmental Considerations.

The Master Ptan for development indicates existing environmental site influences, including flood
zones, drainage areas, and open spaces. The Applicant will comply with all applicable County

environmental perm itting regulations, as fol lows :

l. The petitioner must obtain all permits from Hernando County and other applicable

agencies and meet all applicable land development regulations, for either

construction or use of the property, and complete all applicable development review
processes.

2. The petitioner is required to comply with all applicable FWC regulations and

permitting.

3- The petitioner must meet the minimum requirements of Florida Friendly-

LandscapingrM 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
LandscapingrM (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. A jurisdictional wetland line and buffers shall be shown on the conditional plats.
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6. Geotechnical subsurface testing and reporting in accordance with Hernando

County's Facility Design Guidelines shall be conducted for all proposed drainage

retention or detention areas within the project.

7. Invasive plant species must be removed, including wetland areas, during the

development process and controlled through the approved Association documents

during the subdivision process for long-term maintenance and control.

Additionally, the Applicant will meet the requirements of Code Chapter 10, Community

Appearance. However, because the Property lacks any significant areas of existing natural

vegetation, the Applicant may install native vegetation using Florida Friendly Landscaping

practices. Preserved natural vegetation and/or planted vegetation may be used to meet this

requirement.

V Public Facilities mnact Analvsis.

a. Water & Wastewater Analvsis. The following charts outline the potential impacts

on water and wastewater:

Water Water Flow Per
Unit (GPD)

Average Water
Flow

Residential 907 ERU 350 317,450
TOTAL: 317,450

Wastewater/
Sewer

Water Flow Per
Unit (GPD)

Average Water
Flow

Residential 907 ERU 200 I 81,400

TOTAL: 181,400

Solid Waste Solid Waste per
Unit (lbs)

Average Water
Flow

Residential 907 E,RU 11.26 10,211

TOTAL: l0,2ll
*Residential Waste = #Units *2.37 persons per household x 4.75 lbs

b. Schools. School concurrency applies to residential development and thus shall

apply to this Project. The Applicant will work with the school board to complete a

school capacity application and shall comply with applicable school concurrency

requirements in conjunction with development of the Project. The I-75lSR 50 PDI)
contemplates planned school facilities, and the Project shall comply with the school

surcharge.

c. Parks. In accordance with Strategy 7.018(4) of the Hernando County
Comprehensive Plan, a project of more than 1,000 new residential units will require
an analysis of the proximity and accessibility of a district or community park by the

16
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proposed development to determine whether additional facilities are needed. As

this project is a maximum of 907 dwelling units, an additional park analysis is not
required. However, the following concurrency analysis is provided:

Parks &
Recreation

Demand Rate
(Per ERU)

Acres of
Demand

Residential 907 ERU 0047 4.30

Open Space 907 ERU .0047 4.30
*This service applies to residential uses only
*User-oriented Parks : ERU *2.3 7 * (1 I 1000)*2
*Open Space parks - ERU*2.37*(l/1000)*2

VI. Water and Sewer Services.

The proposed Development Agreement will detail the project required infrastructure

improvements for potable water and wastewater services as required by the code for development

tn the l-75lSR-50 PDD. As part of the zoning and permitting process, the Applicant will request

potable water and wastewater service from the County and work with the County to enter into a
utility service agreement. The agreement will require the dedication of potable water and

wastewater systems to the County and payment of connection fees for service.

VII. Senior, Age-Restricted or Affordable Housinq.

While senior, age-restricted and affordable housing are not currently proposed, such may be

incorporated into the Project. Should the Applicant decide to provide senior or age-restricted

housing, the Applicant will request an exemption for school impact fees from the School District
at the time of conditional plat (subdivision) or site plan (multifamily) review and demonstrate that

there will be no impact to public schools (LDC, Sec. 23-73) to the satisfaction of the School

District.

Exhibit List

Exhibit "A" - Ginny Grove Master Plan
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Title President, Director
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Jessica M. Icerman 
401 East Jackson Street, Suite 2100 

Post Office Box 3299 
   Tampa, FL 33601 

Direct: (813) 222-5066 
Email: jicerman@stearnsweaver.com  

 

 

January 26, 2026 
 
Via Electronic Mail: AKidd@co.hernando.fl.us and 
mlmiller@hernandocounty.us 
Alaina Kidd 
Michelle L. Miller, M.S. 
Senior Planner 
Planning Division 
Development Services Department  
1653 Blaise Drive 
Brooksville, FL 34601 
 
 Re: H-25-39 – Jack Melton Family Rezoning Request – Ginny Grove 
 
Dear Alaina and Michelle, 
    
As you know, Stearns Weaver Miller Weissler Alhadeff & Sitterson, P.A. (“SWM”) represents 
the Jack Melton Family, Inc. (“Melton”) in seeking to rezone property in Hernando County. Thank 
you for the draft Staff Recommendation prepared in advance of the Planning & Zoning 
Commission meeting. I have worked with Coastal Engineering & Associates in reviewing the draft 
Staff Recommendation. We recognize that this is a complex project within a unique area of the 
County. The purpose of this letter is to offer additional information regarding the proposed 
rezoning to ensure a clear understanding of the proposed performance conditions. Included as 
Attachment #1 are proposed edits to the draft Staff Recommendation. Below is a summary of the 
proposed changes and the rationale supporting these revisions. 
 

1. Clarify Request  
 
We proposed an edit in the introductory paragraph for the Staff Recommendations to clarify that 
this application is seeking a rezoning, and not a master plan revision. 
 

2. Add Residential Specifications 
 
We proposed to include residential specifications along with the noted deviations as a performance 
condition. 
 

3. Clarify Perimeter Setbacks and Buffers 
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January 26, 2026 
Page 2 
 
 

 

We proposed an edit to clarify that the proposed perimeter setbacks are inclusive of the buffers. 
We have also proposed an edit to clarify the various landscape buffers since the property is an 
unusual shape and different buffers are proposed depending on various circumstances.  
 
Please let us know if you have any questions regarding the above and attached. We sincerely 
appreciate the opportunity to offer suggested revisions to the Staff Recommendation in advance.  
 
 
 
 Sincerely, 

   
 Jessica M. Icerman 
 
JMI/vya 
 
cc: Coastal Engineering & Associates 
 Client 
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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 
Rezoning from AG Agricultural to Master Plan Revision on property zoned 
PDP(SF)/Planned Development Project (Single- Family) with deviations and the following 
performance conditions: 

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

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

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

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

 
4. Geotechnical subsurface testing and reporting in accordance with Hernando 

County’s Facility Design Guidelines shall be conducted for all proposed drainage 
retention or detention areas within the project. 

5. The petitioner shall be required to enter into a Development Agreement with the 
County addressing the public facility impacts of the proposed development. 

 
6. Residential Specifications 
  

Single Family Lot 
Front: 25’ 
Side: 5’ (deviation from 10’) 
Rear: 15’ (deviation from 20’) 
Maximum Building Coverage: 65 % (Deviation from 35%) 
Minimum Lot Width: 50’ (Deviation from 60’) 
Minimum Lot Size: 5,500 (Deviation from 6,000) 
Minimum Frontage Along Curve: 35’  
Maximum Building Height: 35’ 
Double frontage and corner lots shall be allowed to have only one front yard: 20’ on 
the primary front yard and 10’ on the secondary front yard (Deviation of 15’ for 
secondary front yard) 
6. Minimum Lot Sizes: 5500 square feet (deviation from 6,000 square feet). 
The maximum number of lots is 907. 

7. Minimum Lot 
Setbacks: Front: 25' 
Side: 7.5' (Deviation from 10') 
Rear: 15 (Deviation from 20') 
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8.7. Perimeter Setbacks 
(Inclusive of Buffers): 

o North: 35’ 
o South: 35’ 
o East: 45’ (from I-75) 
o West: 45’ (northern portion) 

35’ (southern portion from future R/W) 
 

9.8. Buffers: 

o North: 20’ Landscape Buffer 
o South: 20’ Landscape Buffer, except adjacent to FDOT drainage parcel 
o East: 30’ Landscape Buffer by I-75, except along northern retention pond 

area 

o West: 20’ Landscape Buffer (southern portion) -30’ Landscape Buffer 

(northern portion) 

o North & South of Future FDOT Road: 20’ Landscape Buffers 

 

10.9. The petitioner shall preserve the minimum seven percent (7%) natural vegetation 
as required by the County’s Land Development Regulations. The required natural 
vegetation may be included as part of the required open space. 

 
11.10. 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. 

12.11. The petitioner shall provide a revised plan in compliance with all the performance 
conditions within 30 calendar days of BCC approval. Failure to submit the revised 
plan will result in no further development permits being issued. 
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Betsey Jolley
To: Victoria Via; Michelle Miller; Concetta Cook; Stephanie Rose
Cc: Nichole Street; Alaina Kidd; Jessica Icerman
Subject: RE: H-25-39 and H-25-40
Date: Wednesday, February 4, 2026 10:07:51 AM
Attachments: image002.png

Good morning, Victoria,
 
This email confirms that the Applicant agrees with the postponement of the Planning &
Zoning Commission Hearing for File Nos. H-25-39 and H-25-40 to March 9, 2026. The
BOCC date for both applications will remain as scheduled on April 7, 2026, and be heard
with the associated Development Agreement.
 
If you need anything further, please let me know.
 
Thanks,
 
 

 
 
 
From: Victoria Via <VVia@co.hernando.fl.us> 
Sent: Wednesday, February 4, 2026 8:43 AM
To: Betsey Jolley <BJolley@coastal-engineering.com>; Michelle Miller <MLMiller@co.hernando.fl.us>;
Concetta Cook <ccook@coastal-engineering.com>; Stephanie Rose <SRose@co.hernando.fl.us>
Cc: Nichole Street <nstreet@co.hernando.fl.us>; Alaina Kidd <AKidd@co.hernando.fl.us>; Jessica
Icerman <jicerman@stearnsweaver.com>
Subject: RE: Signs for 2/9/2026 P&Z

 
Dear Betsy,
 
We are preparing the agenda materials for the upcoming Planning and Zoning
Commission meeting and need a formal request to postpone agenda items H-25-39 and
H-25-40.
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Please provide an email requesting that these items be postponed. This email will be
included in the agenda packet to allow the Commission to take action on the
postponement.
 
I need to post the agenda today.
 
Thank you for your assistance. Please let us know if you have any questions.
 
Sincerely,
 

 

Victoria Via | Agenda Coordinator
Hernando County Planning Department 
1653 Blaise Drive, Brooksville, FL 34601
Phone: (352) 754-4057
Email: vvia@hernandocounty.us
Website: http://www.hernandocounty.us
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Meeting: 02/09/2026
Department: Planning

Prepared By: Victoria Via
Initiator: Omar DePablo

DOC ID: 17116
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Rezoning Petition Submitted by Jack Melton Family, Inc (H2540)
TITLE

BRIEF OVERVIEW
Rezoning Request: 
Rezoning from AG (agricultural), PDP (GC) Planned Development Project, General Highway 
Commercial and PDP (HC) Planned Development Project Highway Commercial to CPDP 
Combined Planned Development Project to include PDP (SF) Planned Development Project 
Single Family, PDP (MF) Planned Development Project Multifamily, PDP (GC) Planned 
Development Project, General Commercial and PDP (HC) Planned Development Project 
Highway Commercial

General Location: 
Southwest side of Cortez Road, East side of Lockhart Road approximately 944 feet from I 75

Parcel Key Number: 
840923, 841138

Summary of Applicant’s Request: 
The Petitioner is requesting to rezone from AG (Agricultural), PDP(GC) Planned Development 
Project, General Commercial and PDP(HC) Planned Development Project Highway 
Commercial to CPDP Combined Planned Development Project to include PDP(SF) Planned 
Development Project Single Family, PDP(MF) Planned Development Project Multifamily, 
PDP(GC) Planned Development Project, General Commercial and PDP(HC) Planned 
Development Project Highway Commercial.  

Note: Subsequent to the Planning and Zoning Commission, but after the advertising 
was finalized for the February 10,  2025, meeting, the petitioner requested to postpone 
their application to the March 9, 2026 Planning and Zoning Commission Meeting.

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

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

RECOMMENDATION

Page 1
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P&Z Agenda Item (ID # 17116) Meeting of February 9, 2026

It is recommended that the Planning and Zoning Commission approve the petitioner ’s request 
to postpone their application to the March 9, 2026, Planning and Zoning Commission Meeting.

Michelle Miller Approved 01/29/2026   2:48 PM
Victoria Via Approved 01/29/2026   3:18 PM
Natasha Lopez Perez Approved 02/02/2026   6:00 PM
Toni Brady Approved 02/03/2026   6:31 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Justin Noe
SECONDER: Steven Markford

Birren, Holmes, Markford, McDonald and NoeAYES:

Page 2
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STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: February 9, 2026 

Board of County Commissioners: April 7, 2026 
 

APPLICANT: Jack Melton Family, Inc 
 
FILE NUMBER:        H-25-40 
 
REQUEST:            Rezoning from AG (agricultural), PDP (GC) Planned Development 

Project, General Highway Commercial and PDP (HC) Planned 
Development Project Highway Commercial to CPDP Combined 
Planned Development Project to include PDP (SF) Planned 
Development Project Single Family, PDP (MF) Planned 
Development Project Multifamily, PDP (GC) Planned Development 
Project, General Commercial and PDP (HC) Planned Development 
Project Highway Commercial 

 
GENERAL 
LOCATION: Southwest side of Cortez Road, East side of Lockhart Road 

approximately 944 feet from I 75 
 
PARCEL KEY 
NUMBER(S): 840923, 841138 
 
 
APPLICANT’S REQUEST 
 
The Petitioner is requesting to rezone from AG (Agricultural), PDP(GC) Planned 
Development Project, General Commercial and PDP(HC) Planned Development Project 
Highway Commercial to CPDP Combined Planned Development Project to include 
PDP(SF) Planned Development Project Single Family, PDP(MF) Planned Development 
Project Multifamily, PDP(GC) Planned Development Project, General Commercial and 
PDP(HC) Planned Development Project Highway Commercial.   
 
The petitioner is requesting approval within the I 75/SR50 PDD, that may be constructed 
under one of two development scenarios. The ultimate configuration will be determined 
using an approved traffic land-use equivalency matrix, such that different mixes of 
residential units and commercial square footage may be substituted for one another 
provided overall traffic impacts do not exceed the approved thresholds. 
 
Under this framework, the project may include up to a maximum of 978 total residential 
units and up to 300,000 square feet of commercial development. However, 100,000 
square feet of commercial development and 320 residential units are mutually exclusive 
and may not be developed concurrently. Instead. These components may be exchanged 
on an equivalent basis pursuant to the traffic equivalency matrix.  The development will 
consist of a mix of commercial, multifamily, and single-family uses, subject to the above 
limitations. Proposed commercial uses include medical facilities such as a hospital or 
urgent care center, educational facilities, light wholesale and storage operations, 
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microbreweries, and public or private recreational uses. Recreational amenities may 
include activities such as virtual golf and pickleball. 
The Requested deviations include: 

 
Single Family Lot 40’ 
• Front:      25’     
• Side:      5’ (deviation from 10)     
• Rear:      15’ (deviation from 20’)   
• Maximum Building Coverage:  65 % (Deviation from 35%) 
• Minimum Lot Width:    40’ (Deviation  from 60’)   
• Minimum Lot Size:      4,400 (Deviation from 6000)   

 
Single Family Lot 50’ 
• Front:      25’     
• Side:      5’ (deviation from 10)     
• Rear:      15’ (deviation from 20’)   
• Maximum Building Coverage:  65 % (Deviation from 35%) 
• Minimum Lot Width:    50’ (Deviation  from 60’)   
• Minimum Lot Size:      5,500 (Deviation from 6000)  

 
Villas 
• Front:      25’     
• Side:      5’ (deviation from 10)     
• Rear:      15’ (deviation from 20’)    
• Maximum Building Coverage:  70 % (Deviation from 35%) 
• Minimum Lot Width:    35’    
• Minimum Lot Size:      3850  

 
Townhomes 
• Front:      25’     
• Side:      7.5 (deviation from 10)    
• Rear:      15’ (deviation from 20’)    
• Maximum Building Coverage:  70 % (Deviation from 35%) 
• Minimum Lot Width:    18’    
• Minimum Lot Size:      1800 

 
Perimeter Setbacks:  
• North:      75’ (deviation from 125) 
• East:      35’ 
• West:      35’ 
• South:      35’ 
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SITE CHARACTERISTICS 
 

Site Size 203.89 
   
Surrounding 
Zoning; 
Land Uses 

 
North: 

 
C2 Commercial  

 South: PDP Rec (Planned Development Recreation) 
and PDPSF (Planned Development Project 
Single Family) 

 East: PDP GC (Planned Development Project General 
Commercial) 

 West: PDP CP (Planned Development Project 
Cooperate Park) and AG (Agricultural) 

  
Current Zoning:  AG (Agricultural), PDP GC (Planned Development Project, 

General Highway Commercial) and PDP HC (Planned 
Development Project Highway Commercial) 

  
Future Land Use  
Map Designation:  

I-75/SR50 PDD 

  
LAND USE REVIEW 
The petitioner is proposing a mixed use residential, multifamily and commercial 
development with highway commercial uses along the northern portion of the site, 
transitioning into mixed use in the central portion of the site with single-family uses along 
the southern border.  
 
Project Specifications  
 
The following specifications apply to the entire project, including perimeter setbacks and 
landscape buffers.  
 

Perimeter Setbacks:  
The petitioner is proposing the following perimeter setback: 

• North (Cortez Blvd):    75’ (Deviation from 125’) 
• South:      35’  
• East (Mixed Use:  
• Commercial and Residential):  35’  
• East (I-75):     45’  
• West (Recreation):    35’  

 
Perimeter Landscape Buffers:  
The petitioner is proposing the following buffers:  

• North (Cortez Blvd):    35’  
• South:      20’  
• East (Mixed Use:  

Commercial and Residential): 35’  
• East (I-75):     30’  
• West (Recreation):    20’  

291



Hernando County Planning Department  Staff Report File Number 

F:\Rezonings\_2025 Rezoning Cases\H-25-40 Jack Melton Family Inc\H2540 Staff Report.docx
  4 

 

 
Residential Specifications  
 

Single Family Lot 40’ 
• Front:  25’     
• Side:  5’ (deviation from 10)     
• Rear:  15’ (deviation from 20’)     
• Maximum Building Coverage: 65 % (Deviation from 35%) 
• Minimum Lot Width:   40’ (Deviation  from 60’)   
• Minimum Lot Size:     4,400 (Deviation from 6000)  

  
Single Family Lot 50’ 
• Front:  25’     
• Side:  5’ (deviation from 10)     
• Rear:  15’ (deviation from 20’)     
• Maximum Building Coverage: 65 % (Deviation from 35%) 
• Minimum Lot Width:   40’ (Deviation  from 60’)   
• Minimum Lot Size:     5,500 (Deviation from 6000)  

  
Villas 

• Front:  25’     
• Side:  5’ (deviation from 10)     
• Rear:  15’ (deviation from 20’)     
• Maximum Building Coverage: 70 % (Deviation from 35%) 
• Minimum Lot Width:   35’    
• Minimum Lot Size:     3850  

 
Townhomes 
• Front:     25’     
• Side:     7.5 (deviation from 10)     
• Rear:     15’ (deviation from 20’)     
• Maximum Building Coverage: 70 % (Deviation from 35%) 
• Minimum Lot Width:   18’    
• Minimum Lot Size:     1800 

 
Holiday/Visitor Parking  
 
The petitioner is proposing holiday/visitor parking within the single-family development 
pod. If the master plan is approved, the petitioner shall set aside 10% of the required 
parking in common areas throughout the pod for additional parking.  
 
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 
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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 set aside 37.81 acres for drainage, buffers, 

recreation and open space on the proposed master plan; 
however, the acreage set aside for natural vegetation has not 
been clearly identified. If the master plan is approved, the 
petitioner shall be required to set aside a minimum of 14.21 
acres for natural vegetation. The proposed buffers may count 
toward this minimum required vegetation. 

 
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 Land Development Regulations (LDRs). The proposed project 
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. 
 

Comments:  The petitioner has set aside 37.1 acres for drainage, buffers, 
recreation and open space on the proposed master plan; however, 
the acreage set aside for the park has not been clearly identified. If 
the master plan is approved, the petitioner shall be required to set 
aside a minimum of 3.0 acres for the neighborhood park. 

Fire Protection Plan:  
 

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

 

Comments:  If approved, the petitioner shall submit a fire protection plan with the 
Conditional Plat in accordance with Hernando County LDRs. 

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 
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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.  
 
Commercial Specifications  

 
Maximum Building Height:    60’ 
 
Internal Commercial Setback:  

• North (Cortez Blvd):    75’ (Deviation from 125’) 
• Front (Not along Cortez Blvd):  35’ 
• South (Rear):  35’  
• East (Side):     20’  
• West (Side):     20’  

 
Internal Commercial Buffers 

• North (Cortez Blvd):    35’  
• South (Rear):     35’  
• East (Side):      5’   
• West (Side):    5’  

 
Maximum Building Height:    60’ 
 

Comment: 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. 

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. 

 
Comment:   The petitioner has not indicated any provisions for lighting of the subject 

property. If approved, the petitioner shall provide full or semi-cutoff 
fixtures as required by the County Land Development Regulations, to 
retain all light on site and prevent any light spillage onto neighboring 
residential uses. 
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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 applicant shall be required to provide adequate parking in accordance with the Land 
Development Regulations at the time of site plan approval. 
 
Large Retail Development Standards  

 
The petitioner has indicated that the proposed project will consist of 300,00 square feet of 
office and/or commercial square footage. Due to the complexity and size of the project, it 
will be required to meet large retail development standards as specified below:  

• Commercial development with any single building, or single site development 
with multiple buildings with the same use and owned and managed by the 
same entity, greater than 65,000 square feet of gross floor area is only 
allowable through approval as a Planned Development Project which 
otherwise satisfies these requirements and this article. This type of 
development may be compatible in each commercial zoning district but 
because of its size, intensity, increased traffic-generation, extended hours of 
operation, or proximity to residential areas/districts or public schools require 
additional conditions as a prerequisite for approval at a requested location. 
The applicant shall have the burden of adequately demonstrating compliance 
with all of the minimum standards set forth below and otherwise contained 
within this article. The governing body, in their sole discretion and following 
public hearing and notice, shall be the final arbiter of determining whether 
compliance with these minimum standards has been adequately 
demonstrated and whether to approve, approve in part or deny a particular 
request hereunder.  

Comments:       The proposed commercial development shall consist of a 
maximum of 300,00 square feet of office professional, retail 
and restaurant uses. These uses will be constructed among 
outparcels, all fronting Cortez Boulevard.   

• Mechanical/operational equipment including HVAC located at ground level 
shall be set back at least one hundred (100) feet from any property line external 
to the development site and shall be visually shielded through enhanced 
screening or shall be located on the roof and shall be visually shielded with a 
parapet wall. All mechanical/operational equipment shall be sound attenuated 
as necessary to comply with the county’s noise ordinance.  

 Comments:  Any noise producing machinery or equipment (refrigeration 
units, air conditioning, chillers, etc.) for the commercial 
outparcels shall be placed on the roof and screened by a 
parapet wall with a similar architectural style as the building. 
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• Where the proposed commercial development consists of multiple buildings 
(excluding out parcels), then loading areas and loading docks should be 
situated between said buildings in a manner which allows the buildings to act 
as screens. All loading areas/docks shall be set back at least one hundred 
(100) feet from any property line external to the development site and shall be 
screened at 100% opacity through the use of landscape plantings, berms, 
fences or walls. The County may require the use of absorptive noise barrier 
walls for commercial noise reduction.  

• All outdoor lighting shall meet the specific use regulations for commercial 
lighting under Article III. 

Comments:  The developer shall provide a lighting plan which complies 
with the lighting standards for Large Retail Development.  

• All on site advertising signs, including out parcels, shall be designed as part of 
a complete signage system and shall be limited to ground mounted monument 
type signs. Ground mounted monument type signs are signs where the bottom 
edge of the sign is no greater than ten (10) feet above grade and which 
otherwise meets all sign requirements in this code.  

• The master plan shall meet the following increased setbacks and buffering 
requirements:  

o Setbacks. Where any side or rear lot line adjoins (excluding roads) a 
residential- or agricultural-zoned property or an existing residential 
use, then no building shall be located within one hundred (100) feet 
of said lot line.  

Comments: The frontage road creates a transition between the 
residential and commercial uses allowing for a 35ˈ 
perimeter setback plus the ROW width for the commercial 
frontage road for a total of 85ˈ, which is reasonable.  

o Buffering. A thirty-five (35) foot wide buffer screened at 80% opacity 
at a height of six (6) feet above finished made shall run along each 
rear and/or side property line which abuts any residential or 
agricultural zoned property. This buffer shall be screened through the 
use of landscape planting and landscape berms and may be 
augmented through the use of fences or walls, existing natural 
vegetation, and/or a combination thereof. The County may require the 
use of absorptive noise barrier walls for commercial noise reduction. 

• The applicant shall demonstrate that the proposed use is appropriate to the 
property in question, is compatible with existing and planned uses in the area 
and demonstrate compliance with the County Comprehensive Plan.   
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Large Retail Development Signage:  

County LDRs require that any commercially zoned parcel(s) with less than one hundred 
(100) linear feet of road frontage will be allowed one (1) sign not to exceed one hundred 
(100) square feet in sign area. Commercially zoned parcels with a road frontage in excess 
of one hundred (100) linear feet will be allowed one (1) square foot of sign area per linear 
foot of road frontage with a maximum of two hundred (200) square feet of sign area. For 
commercially zoned parcels on all other roads and for parcels within any zoning district 
other than commercial or residential there shall be a maximum of fifty (50) square feet of 
sign area.  

Comments: The predominant sign material shall be like the material (e.g., brick, 
stone, etc.) of the buildings developed on the subject property. The 
signage for the project is limited to four (4) monument signs not to 
exceed the maximum spacing in the LDRs. A maximum of two (2) 
signs no more than 15ˈ in height are allowed as indicated on the 
site plan. A maximum of two signs no more than 10ˈ in height are 
allowed along the frontage road.  

 Shopping centers, malls, strip plazas and other buildings housing 
more than one (1) business or activity may display no more than 
one (1) sign for each two hundred (200) feet of frontage, provided 
they are at least two hundred (200) feet apart along public streets 
and provided each sign does not exceed the maximum allowed 
according to County LDRs. The petitioner must meet the minimum 
sign standards as required by the County LDRs. 

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

Up to 75 square feet in area:    5ˈ from property line 

75 square feet and up to 150 square feet in area: 10ˈ from property line 

150 square feet or greater:  20ˈ from property line 

 
 

Residential Protection Standards  
 

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

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

3. 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. 

4. No building within 100 feet of any single-family residential district property line shall 
be more than 20 feet in height. 
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5. All loading bays and loading docks must be a minimum of 100' from any single-family 
residential district property line. Additionally, all loading bays and loading docks must 
be screened from view from the public right-of-way or single-family residential district 
property line. Screening may include landscape plantings, berms, fences or walls. 

6. 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 residential zoned property. 
Screening may include landscape plantings, berms, fences or walls. 

Mixed-Use Specifications 
The mixed use area immediately south of the PDP(HC) Planned Development Project 
(Highway Commercial) pod is proposed to contain the following uses:  

• Multifamily 
• General Commercial 
• Single-Family  

 
Comments:  Multi-family is also proposed in a pod south of the mixed-use area; as 

single-family is not an appropriate transition use between commercial and 
multi-family, it is recommended that this mixed-use area be limited to 
multifamily and general commercial.   

 
COMPREHENSIVE PLAN REVIEW    

 
Commercial Category  
Objective 1.04G:      The Commercial Category allows primarily retail, office, and 

commercial service uses with an overall average gross floor 
area ratio of 0.35 but also includes limited industrial, 
recreational, and institutional uses. Residential and mixed 
uses may be allowed subject to locational criteria and 
performance standards.  

 
 
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(1):    Future Land Use Map amendments should be compatible 

with surrounding development and minimize impact to 
natural resources without the need for mitigation measures 
that are extraordinary in scope or difficult to enforce.  

 
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.  
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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.  

 
Multi-Family Housing 
Strategy 1.04B(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;  

b. multi-family developments at a density incompatible with 
surrounding land uses should not access arterial or 
collector roadway systems through established single 
family neighborhoods. 

  

               Comments: The subject site is proposed as a mixed use planned 
development project with commercial outparcels along 
Cortez Boulevard and a single-family subdivision to the rear. 
The development is proposed to contain Highway 
Commercial uses along Cortez Boulevard, transitioning into 
a mixed-use pod with single-family, multifamily and general 
commercial uses. The remainder of the site will contain pods 
of single-family and single-family/multifamily uses.  
Typically, multifamily is used as a transition use from 
commercial to single family for compatibility reasons.  In this 
case, single-family is proposed between the commercial 
and multifamily uses within the mixed-use area. This is 
inconsistent with the Comprehensive Plan strategies and 
will disrupt the peaceful lifestyle anticipated for single-family 
residents. To avoid the incompatibility of commercial 
development adjacent to single-family, it is recommended 
that the mixed-use area be limited to multifamily and general 
commercial uses.  

 
Planned Development Projects and Standards  
Objective 1.10C:     Planned Development Project (PDP) zoning introduces 

flexibility to the land development process. The PDP is 
developed as a zoning district that may include multiple land 
uses and provides for the mitigation of impacts through 
performance standards. The PDP process may be used in 
any Future Land Use Category.  

 
 Strategy 1.10C(1):  A Planned Development Project (PDP) is designed as an 

integral unit with one or more land uses utilizing a Master 
Plan to illustrate and describe the site layout and 
characteristics including, but not limited to, uses and use 
restrictions, density and intensity, site and building layout 
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and design, site coverage and designated open space, 
construction and phasing plans, and other detailed 
information about the project. 

Objective 1.10D:      Design criteria for Planned Development Projects (PDP) 
shall address as applicable building placement and height, 
parking, multi-modal circulation, drainage, landscaping, 
architectural standards, public space amenities, and energy 
efficiency. The PDP process allows flexibility in standards 
for projects that provide environmental protection, 
landscaping, increased open space, public facilities, 
innovative design, public benefits, or features that promote 
quality community design and land use compatibility.  

 
 Strategy 1.10D(3): Site circulation and multi-modal access standards are 

encouraged where appropriate for all new Planned 
Development Projects to provide for integration of multiple 
travel modes appropriate to the scale and context of the 
surrounding development. Concepts such as the following 
may be utilized: 

a. relationships to community focal points such as schools, 
shopping centers, government offices, parks, and public 
gathering areas;  

b. standards for traffic-calming techniques, Complete 
Streets, connected streets and blocks, and multi-modal 
layout focusing on attractive, safe, and convenient 
access to business fronts and transitions between 
residential and business areas.  

 
Strategy 1.10D(5):  Architectural standards and/or building construction 

standards are encouraged for Planned Development 
Projects where necessary to provide guidance for design 
elements appropriate to the scale of the development. Items 
to be considered for these types of projects may include the 
following:  
a. architectural styles, building materials, design elements, 

roof shapes and architectural details;  
b. building mass step-down scale;  
c. street-visible and hidden facades;  
d. accessory buildings;  
e. doors, windows and storefronts;  
f. awnings, canopies, and arcades  
g. camouflage or covering of unsightly structures such as 

antennas, air conditioners and similar equipment.  
 

Comments:               To facilitate a viable single family residential community, it is 
recommended that a 6ˈ foot vinyl fence or wall be installed 
along both the frontage road to the south and the east west 
collector roadway to the north, with a 20-foot-wide tract 
dedicated to the Homeowners Association as a landscape 
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buffer between the use types. Within this landscape buffer, 
trees at 8ˈ feet at planting located every 25ˈ shall be planted 
along with appropriate groundcover or shrubbery. A single 
point of gated access to both the frontage road and east 
west collector road is also recommended. 
 
Pedestrian accessibility for the subject property must be 
extended from the nonresidential areas along Cortez 
Boulevard to the single-family residential pod and connect 
to the neighborhood park. Residents living in the single-
family pods must have safe and convenient access through 
sidewalks, crosswalks, and bicycle/pedestrian paths to 
connect to the retail and commercial sites. The main 
boulevard entrance into the residential development shall 
be a complete street, allowing for pedestrian and bicycle 
access to the residential and commercial developments.  

 
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 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; 
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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. 

Strategy 1.05A(4):  The County shall coordinate with the plans of the Florida 
Department of Transportation for SR 50 and I-75 in order to 
ensure that the transportation network is closely coordinated 
with land uses in the PDD. 

Strategy 1.05A(5):   The County shall utilize the I-75/SR-50 Area Plan document 
dated September 4, 2007, and the I-75/SR-50 Area 
Circulation Plan Study dated April 2013, both hereby 
incorporated by reference, as a guide for the consistency of 
proposals for development, and the overall infrastructure 
needs and plans in the PDD. 

Strategy 1.05A(6):    The County shall identify and implement feasible funding 
mechanisms to accommodate public infrastructure needs for 
the PDD. 

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

 
FINDINGS OF FACT 
 
The requested rezoning from AG (agricultural), PDP (GC) Planned Development Project, 
General Highway Commercial and PDP (HC) Planned Development Project Highway 
Commercial to CPDP Combined Planned Development Project to include PDP (SF) 
Planned Development Project Single Family, PDP (MF) Planned Development Project 
Multifamily, PDP (GC) Planned Development Project, General Commercial and PDP (HC) 
Planned Development Project Highway Commercial.   
 

• The request is consistent with the County’s adopted Comprehensive Plan 
and compatible with the surrounding land uses subject to compliance with 
all performance conditions. 
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NOTICE OF APPLICANT RESPONSIBILITY 
 
The rezoning process is a land use determination and does not constitute a permit for 
either construction on, or use of, the property, or a Certificate of Concurrency.  Prior to 
use of, or construction on, the property, the petitioner must receive approval from the 
appropriate County department(s) for the proposed use. 
 
The granting of this land use determination does not protect the owner from civil liability 
for recorded deed restrictions which may exceed any county land use ordinances.  
Homeowner associations or architectural review committees require submission of plans 
for review and approval.  The applicant for this land use request should contact the local 
association or the Public Records for all restrictions applicable to this property. 
 
STAFF RECOMMENDATION 
 
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a Resolution approving the petitioner’s request to establish 
a  Master Plan on property zoned AG (agricultural), PDP (GC) Planned Development 
Project, General Highway Commercial and PDP (HC) Planned Development Project 
Highway Commercial to CPDP Combined Planned Development Project to include PDP 
(SF) Planned Development Project Single Family, PDP (MF) Planned Development 
Project Multifamily, PDP (GC) Planned Development Project, General Commercial and 
PDP (HC) Planned Development Project Highway Commercial  with deviations and the 
following performance conditions:  

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

 
2. The petitioner must meet the minimum requirements of Florida-Friendly 

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

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

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

 
4. Geotechnical subsurface testing and reporting in accordance with Hernando County’s 

Facility Design Guidelines shall be conducted for all proposed drainage retention or 
detention areas within the project.   
 

5. The master plan is approved for a maximum of 978 total residential units and up to 
300,000 square feet of commercial development. However, 100,000 square feet of 
commercial development and 320 residential units are mutually exclusive and may 
not be developed concurrently. Instead. These components may be exchanged on an 
equivalent basis pursuant to the traffic equivalency matrix.   
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6. The petitioner shall be required to enter into a Development Agreement with the 
County addressing the public facility impacts of the proposed development. 

 
7. If the Commercial mixed use area is developed as solely multifamily, a 6-foot vinyl 

fence or wall be installed along the frontage road between the PDP(HC) Planned 
Development Project Highway Commercial pod with a 20-foot-wide tract (deviation 
from 35ˈ) dedicated to tan approved ownership and maintenance entity, as a 
landscape buffer between the use types. Within this landscape buffer, trees at 8ˈ feet 
at planting located every 25ˈ shall be planted along with appropriate groundcover or 
shrubbery. The 20-foot buffer shall be located on the inside of the buffer wall or vinyl 
fence. This buffer shall be a separate tract owned by an approved maintenance entity 
and maintained by the individual homeowner or approved maintenance entity.  

 
8. A cross-access easement or agreement between the commercial outparcels shall be 

provided at the time of subdivision plat approval for the commercial development.   
 

9. The predominant sign material shall be similar to the material (e.g., brick, stone, etc.) 
of the commercial buildings developed on the subject property. All on-site advertising 
signs, including outparcels and the subdivision entrance signs, shall be designed as 
part of a complete signage system, and shall be limited to ground mounted monument 
type signs.  Ground mounted monument type signs are signs where the bottom edge 
of the sign is no greater than ten (10) feet above grade and which otherwise meets 
all sign requirements in this code. A master Signage Plan is required at the time of 
conditional plat. 
 

10. Any noise producing machinery or equipment (refrigeration units, air conditioning, 
chillers, etc.) for nonresidential buildings shall be placed on the roof and screened by 
a parapet wall with a similar architectural style as the building, or placed behind the 
buildings, screened from view from the public right-of-way and enhanced by 
landscaping and/or wall. 
 

11. The commercial properties shall provide 20% of the parking to the side and rear of 
the commercial development.  

 
12. The commercial development shall provide a lighting plan at the time of development 

which complies with the lighting standards for Large Retail Development 
 

13. The development must provide detailed elevation plans and/or renderings and site 
plans illustrating the proposed facade and site design at the time of permitting. The 
site and building design must demonstrate compliance with the County’s design 
standards for large retail development, and shall use architectural features, textures 
and materials consistent with the other development in the area. 
 

14. The site design shall provide that pedestrian circulation is coordinated onsite and 
between adjacent commercial properties and internally to the neighborhood park 
providing for pedestrian circulation between complementary uses. 
 

15. The developer shall be responsible for distributing information to residents regarding 
the commercial activities that occur on site, including types of businesses, hours of 
operations, sound and lighting, etc. 
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16. Residential Specifications  
 

Single Family Lot 40’ 
• Front:  25’     
• Side:  7.5 (deviation from 10)     
• Rear:  15’ (deviation from 20’)     
• Maximum Building Coverage: 65 % (Deviation from 35%) 
• Minimum Lot Width:   40’ (Deviation  from 60’)   
• Minimum Lot Size:     4,400 (Deviation from 6000)  
• Minimum Frontage along Curve 30’ 
• Maximum Building Height   35’ 
• Corner Lots secondary Frontage 10’ 

 
Single Family Lot 50’ 

• Front:      25’     
• Side:      5’ (deviation from 10)     
• Rear:      15’ (deviation from 20’)   
• Maximum Building Coverage:  65 % (Deviation from 35%) 
• Minimum Lot Width:    50’ (Deviation  from 60’)   
• Minimum Lot Size:      5,500 (Deviation from 6000)  
• Minimum frontage along curve           30’ 
• Maximum building Height                   35’ 
• Corner Lots secondary Frontage 10’ 

 
Villas 
• Front:  25’     
• Side:  0/7.5’ for end units (deviation from 10)     
• Rear:  15’ (deviation from 20’)     
• Maximum Building Coverage: 70 % (Deviation from 35%) 
• Minimum Lot Width:   35’    
• Minimum Lot Size:     3850  
• Minimum Frontage along curve 25’ 
• Maximum Building Height        35’ 

 
Townhomes 
• Front:  25’     
• Side:  0’/7.5 for end units (deviation from 10)     
• Rear:  15’ (deviation from 20’)     
• Maximum Building Coverage: 70 % (Deviation from 35%) 
• Minimum Lot Width:   18’    
• Minimum Lot Size:     1800 
• Minimum Frontage along curve 25’ 
• Maximum Building Height        35 

 
17. Commercial Specifications  

 
  Perimeter Setbacks (Inclusive of Buffers): 

•     North (Cortez Blvd):75’ (Deviation from 125’) 
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• South: 35’ 
• East (Mixed Use, Commercial and Residential): 35’ 
• East (I-75): 45’ 
• West (Recreation): 35’ 

 
Perimeter Landscape Buffers: 

• North (Cortez Blvd):35’ 
• South: 20’ 
• East (Mixed Use, Commercial and Residential): 35’ 
• East (I-75): 30’ 
• West (Recreation): 20’ 

 
 

Internal Commercial Setback:  
• North (Cortez Blvd):    75’ (Deviation from 125’) 
• Front (Not along Cortez Blvd):  35’ 
• South (Rear):                                          35’  
• East (Side):     20’  
• West (Side):     20’  

 
Internal Commercial Buffers 

• North (Cortez Blvd):    35’  
• South (Rear):     35’  
• East (Side):      5’   
• West (Side):    5’  

 
 

18. The mixed-use area immediately adjacent to the Highway Commercial uses along Cortez 
Boulevard as identified in the master plan shall be limited to multifamily and general 
commercial uses including but not limited to the following uses: 
 

a) All C-1 Highway Commercial District Permitted Uses 
b) Hospital and/or Urgent Care/Stand-Alone Emergency Room 
c) Educational Facilities 
d) Light Wholesale and Storage 
e) Microbreweries 
f) Public/Private Recreation including Virtual Golf and/or Pickle Ball 

Facilities 
g) All R-3 Residential District Permitted Uses, except that no single-

family detached dwellings are permitted. 
h) Recreational Amenities and Residential Ancillary Uses 

 
19. The Highway Commercial Area shall allow up to seven (7) outparcels 

and the following commercial uses:  
a. All C-2 Highway Commercial District Permitted Uses 
b. Hospital and/or Urgent Care/Stand-Alone Emergency Room 
c. Educational Facilities 
d. Light Wholesale and Storage 
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e. Microbreweries 
f. Public/Private Recreation including Virtual Golf and/or Pickle 

Ball Facilities 
 
 
20. The Residential Mixed-Use Area shall allow the following commercial 

and residential uses: 
a. All R-3 Residential District Permitted Uses  
b. Educational Facilities  
c. Public/Private Recreation including Virtual Golf and/or Pickle 

Ball Facilities  
d. All R-1A Residential District Permitted Uses (minimum lot 

width of 40 feet), except that no mobile homes are permitted.  
e. Recreational Amenities and Residential Ancillary Uses 

 
21. The Single Family Area shall allow for the following residential uses: 

a. All R-1A Residential District Permitted Uses (minimum 
lot width of 50 feet), limited to single-family detached 
homes with a minimum lot width of 50 feet, except that 
no mobile homes are permitted. 

b. Recreational Amenities and Residential Ancillary Uses 
 

22. The developer shall meet all the Large Retail Project design standards as indicated in the 
County’s Land Development Regulations for any single use or site development that 
exceeds 65,000 square feet owned and managed by the same entity. 
 

23. The petitioner shall provide a revised plan in compliance with all performance conditions 
within 30 calendar days of receipt from county staff of BCC approval. Failure to submit the 
revised plan will result in no further development permits being issued. 
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I. Intr@

This is a request to rezone approximately 204 acres on Parcel Keys 840923,841138, and 1760151
(the "Property") in unincorporated Hernando County (the "County") from Agricultural District
(AG), Planned Development-Highway Commercial (PDP-HC), Planned Development - General

Highway Commercial (PDP-GHC) and C-2 Highway Commercial District (C-2) to the Combined

Planned Development (CPDP) District for a development to be known as Black Jack fudge (the

"Project").

In accordance with the County Zoning Code (the "Code") for the CPDP, also known as the

PDP/(Combined) category, "[t]his category is for mapping purposes for PDPs that contain more

than two (2) approved uses." Furthermore, the Code for PDPs requires a "narrative and a master

plan providing a visual depiction and general layout of the project in conformance with PDP rules

and any additional performance standards or specific deviations requested." Accordingly, the

Master Plan (see Exhibit "A") addresses the densities and intensities assigned to each area.

The is located as follows:
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Parcel Keys 840923 and 841138 are owned by the Jack Melton Family, Inc. and Parcel Key
1160151 is owned by the Florida Department of Transportation (FDOT), collectively referred to

as the "Applicant":

Parcel Key Owner Acreage
840923 Jack Melton Family, Inc 178.00

841 138 Jack Melton Family, Inc 21.35

1760151 State of Florida DOT (FDOT) 4.52

Total: 203.87

The Jack Melton Family, Inc. and the FDOT are in negotiations to potentially swap lands/vacate

easements and/or co-mingle stormwater in conjunction with the development of the Property.

Therefore, the FDOT parcel has been included as part of this rezoning application.

The Property is currently being used for agriculture and a mulching operation.

II. Proposal

a. Proposed Uses. Residential Densitv. and Commercial Intensitv.

The current zoning district breakdown per Parcel Key is as follows:

This application proposes to rezone the Property from AG, PDP-HC, PDP-GHC and C-2 to the

CPDP District, with the following mix of uses:

a
J

Parcel Key Owner Acreage FLU Znning Acreage

840923 Jack Mehon Family, Inc 178.00 PD
AG

PDP(HC)

156.42

2r.58

841138 Jack Mehon Family, Inc 21.35 PD

PDP(GHC)

PDP(HC)
C2

12.45

6.61

2.29

1760rs1 Itate of Florida DOT (FDOT' 4.52 PD
AG
PDP(HC)

2.66

1.86

Total: 203.87 Total: 203.87
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LAN D USE TABLE

LAND USE ACRES UNITS DENSITY

COMMERCIAL AREA PDP(HC) 20 200,000 sQ. Fr.

COMMERCIAL MIXED USE
PDP(GC), PDP(MF), PDP(SF)

19 320*

STNGLE FAMILY PDP(SF) 72 288x

RESIDENTIAL MIXED USE
PDP(MF) & PDP(SF) 37 370*

37.81

ROADS 18

TOTAL: +/- 203.89 978

TOTES:
* ALL ACREAGES AND DWELUNG UI'IITS PROVIDED IN LAND USE ARE COHCEPTUAL.

FOR PLAHNING PURPOSES ONLY. FINAL NUMBER OF EACH TYPE OF LOT AND ACREAGE

WILL BE DETERMINED AT TIME OF PLATTING'

The Master Plan strategically places Highway Commercial uses along SR-50 followed by an

intentional step down in density and intensity within the Project boundaries as the Project

transitions north to south. Just south of the Highway Commercial uses along SR-50 is a

Commercial Mixed-Use Area, which allows for commercial, multi-family, and single-family uses.

Just south of this Commercial Mixed-Use Area is a Residential Mixed-Use Area, which allows for

multifamily and single-family uses. The intent of these two areas is to allow for flexibility in uses

and design to accommodate market shifts and end-user preferences, while creating a natural

transition between the commercial area along SR-50 and the single-family areas further south. The

Applicant has strategically placed buffers, open space, drainage and recreation areas to ensure

compatibility between the developed areas and surrounding areas.

4

1O0,O00 sQ. Fr.

DRAINAGE, RECREATION,
BUFFERS, OPEN SPACE
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Highway
Commercial

I

Commercia I lVljxeelUse Area
(Genera! Commercial &

Multifamily)

Residential Mix Area
(Multifamily & Single

Family)

Parks &
Buffers

Single Family Area
(min 50'lots)

r

The Highway Commercial Area (Red Area) allows the following commercial uses, provided

that the total commercial square footage, when combined with that of the Commercial Mixed-Use

Area (Purple Area), does not exceed 300,000 square feet:

1) All C-2 Highway Commercial District Permitted Uses

2) Hospital and/or Urgent CarelStand-Alone Emergency Room

3) Educational Facilities
4) Light Wholesale and Storage

5) Microbreweries
6) Public/Private Recreation including Virtual Golf and/or Pickle Ball Facilities

The Commercial Mixed-Use Area (Purple Area) allows the following commercial and

residential uses, provided that the total commercial square footage, when combined with that of
the Highway Commercial Area (Red Area), does not exceed 300,000 square feet, and the total

5
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number of dwelling units, when combined with that of the Residential Mixed-Use Area (Brown
Area) and the Single-Family Area (Yellow Area), does not exceed 978 dwelling units:

1) All C-l Highway Commercial District Permitted Uses

2) Hospital and/or Urgent Care/Stand-Alone Emergency Room

3) Educational Facilities
4) Light Wholesale and Storage

5) Microbreweries
6) Public/Private Recreation including Virtual Golf and/or Pickle Ball Facilities

1) All R-3 Residential District Permitted Uses, except that no single-family detached

dwellings are permitted.
8) Recreational Amenities and Residential Ancillary Uses

The Residential Mixed-Use Area (Brown Area) allows the following commercial and residential

uses, provided that the total commercial square footage, when combined with that of the Highway

Commercial Area (Red Area), does not exceed 300,000 square feet, and the total number of
dwelling units, when combined with that of the Commercial Mixed-Use Area (Purple Area) and

the Single-Family Area (Yellow Area), does not exceed 978 dwelling units:

1) All R-3 Residential District Permitted Uses

2) Educational Facilities
3) Public/Private Recreation including Virtual Golf and/or Pickle Ball Facilities

4) All R-lA Residential District Permitted Uses (minimum lot width of 40 feet), except that

no mobile homes are permitted.

5) Recreational Amenities and Residential Ancillary Uses

The Single-Family Area (Yellow Area) allows for the following residential uses:

1) All R-lA Residential District Permitted Uses (minimum lot width of 50 feet), limited to

single-family detached homes with a minimum lot width of 50 feet, except that no mobile

homes are permitted.
2) Recreational Amenities and Residential Ancillary Uses

For clarity and ease of comparison, the information above is also organized in the table below.

Area Permitted Uses Commercial Sq. Ft.
Limit

Residential
Dwelling Unit

Limit

Additional
Notes

Highway
Commercial
Area (Red)

1. All c-2
Highway
Commercial
District Permitted
Uses
2. Hospital and/or
Urgent Care I

Part of combined
300,000 sq. ft. with
Commercial Mixed-
Use Area (Purple)
and Residential
Mixed-Use Area
(Brown)

Not applicable Commercial
only

6
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Residential
Dwelling Unit

Limit

Additional
Notes

Area Permitted Uses Commercial Sq. Ft.
Limit

Stand-Alone
Emergency Room
3. Educational
Facilities
4.Light Wholesale
and Storage
5. Microbreweries
6. Public/Private
Recreation incl.
Virtual Golf and/or
Pickleball

Mixed-use
(Commercial &
Residential)

Single-family
detached
dwellings not
permitted

Part of combined
978 units with
Residential Mixed-
Use Area (Brown)
and Single-Family
Area (Yellow)

Part of combined
300,000 sq. ft. with
Highway
Commercial Area
(Red) and
Residential Mixed-
Use Area (Brown)

1. All c-l
Highway
Commercial
District Permitted
Uses
2. Hospital and/or
Urgent Care I
Stand-Alone
Emergency Room
3. Educational
Facilities
4. Light Wholesale
and Storage
5. Microbreweries
6. Public/Private
Recreation incl.
Virtual Golf and/or
Pickleball
7. All R-3
Residential District
Permitted Uses
8. Recreational
Amenities and
Residential
Anci Uses

Commercial
Mixed-Use
Area (Purple)

Mixed-use
(Primarily
Residential)

Single-family
detached

Part of combined
978 units with
Commercial
Mixed-Use Area
(Purple) and
Single-Family Area

el

Part of combined
300,000 sq. ft. with
Highway
Commercial Area
(Red) and
Commercial Mixed-

1. All R-3
Residential District
Permitted Uses
2. Educational
Facilities
3. Public/Private
Recreation incl.

Residential
Mixed-Use
Area (Brown)

7
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Area Permitted Uses Commercial Sq. Ft.
Limit

Residential
Dwelling Unit

Limit

Additional
Notes

Virtual Golf and/or
Pickleball
4. Recreational
Amenities and
Residential
Ancillary Uses

Use Area (Purple)
Areas

minimum lot
width 40'

Mobile homes
not permitted

Single-Family
Area (Yellow)

l. All R-lA
Residential District
Permitted Uses
2. Recreational
Amenities and
Residential
Ancillary Uses

Not applicable Part of combined
978 units with
Commercial
Mixed-Use Area
(Purple) and
Residential Mixed-
Use Area (Brown)

Residential only
plus amenities

Minimum 50'
lot width

Mobile homes
not permitted

b. Consistencv with Comprehensive Plan

pursuant to the Hernando County Comprehensive Plan (the "Comp Plan"), the underlying Future

Land Use ("FLU") category is I-75/SR-50 Planned Development District (I-75/SR-50 PDD). The

I-75/SR 50 pDD *ur 
"rtublished 

by the County in 20071 "to maximize the potential economic

value of the I-75 corridor through coordination of multiple land uses, roadway network

configuiation, new and upgraded public infrastructure and consistency of design- The PDD shall

extend between the Counly's existing SR-50/I-75 interchange a^nd where Lockhart Road crosses

I-75 andfrom Lockhart Road to the Withlu.oo.hee State Trail."2

The following Objectives, Goals and Policies from the Comp Plan apply to the I-75/SR-50 PDD:

GOAL 1.05 - Planned Development District
Planned Development District (PDD) is a Future Land Use Mop Category that

provides coordinated planning of new developments antl redevelopments with
'proposed 

multiple utit o, types that have specialized or unique chtracteristics,
'or ^ 

woultl Oeielit from a relatively high level of planning control and

coordinotion. PDDs envision a mixture of lond uses with the locotions of eoch

land use determined through a master planning process'

Each indivicluat PDD Category shall include an obiective und strategy cluster

formulated through the land use process speciJically designed for the unique

charocteristics oj the clevelopment, district or cotegory. The densities ond

intensities assigned to each intlividuat PDD are uddressed in the Master Plan of
fhe development. The clesignated PDD Categories and associated

objective/strdtegy cluster are identiJied os follows:

I Hernando County
2 Hernando Counry

8
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Discussion: This Project falls within an already designated PDD Category of I-75/SR-50
PDD as further described below. The Master Plan (see Exhibit "A") addresses the
densities and intensities assigned. Proposed uses include a maximum of 978 residential
dwelling units and 300,000 square feet of commercial.

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 coruidor through coorclination
of multiple land uses, roadway network conJiguration, new and upgraded public
infrastructure ancl consistency of design. The PDD shall extend between the
County's existing SR-50/I-75 interchange and where Lockhart Road crosses I-
75 andfrom Lockhart Road to the Withlacoochee State Trail.

Discussion: The Property is located within the I-75/SR-50 PDD category

Strateglt 1.05A(l): The I-75/SR-50 Planned Development District mapped areo

is characterized by signiJicant potential for future development of multiple land
use types. The I-75/SR-50 PDD shall seek to create, to the maximum extent
practical, o largely self-contained internally functional concentrotion of
commercial, inclustrial, and mixed resiclentiol land uses supported by public
infrastructure. The County intends to encourage andfunctionally integrate these

lancl uses mainly through advance planning and programming of infrastructure
that focilitotes orderly development patterns.
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Discussion: The Property is located within the I-75ISR-50 PDD. The Project proposes a
maximum of 978 residential dwelling units along with 300,000 square feet of commercial
area. This Project serves this Comp Plan Strategy's purpose to seek and create a largely
self-contained concentration and mix of uses supported by public infrastructure. A
corresponding development agreement (as required by Code Section 23-158) shall

accompany this rezoning to ensure the advance planning and programming of
infrastructure that facilitates orderly development patterns.

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

master plan utilizing the Planned Development Project (PDP) processfor review.

The County shall consider the following guidelines and criteria in the review of
a PDP and associated master plan:

a. Standards for o multi-modal transportation network

encompassing access, circulation and connection among and

between public and private ptoperties;

Discussion: The Master Plan demonstrates transportation circulation and connectivity with

* i.rt.."a north/south spine road and two internal east/west roadways, one with

emergency access to Lockhart Road and the other with a potential stub-out to Nature Coast

Boulevard. The north/south spine road will include a lO-foot wide strategically placed

multi-modal trail. The north/south road will not include an additional sidewalk on the

opposite side of the road from the multi-modal trail; however, sidewalks will be

incorporated in each area as required by Code.

10
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lnternal Ecst-West
Road (Reverse

Frontage Road)
with Stub-otlt

lntern8l North-South
Spine Road

,a

lnternal East-West
Road with EmergencY

Exit to Lockhart Road

b. Planning for infrastructure needs to accommodate wostewater,

potable waterrJire ond emergency medical service, recreation and

schools;

Discussion: As required by Code Section 23-158, all residential developments within the

IrySR{g PDD that have 100 or more dwelling units are required to enter into a

development agreement (or development order) prior to the county issuing conditional plat

upp.orrul. The Applicant is currently working on submittal of a proposed development

agieement in comfliance with this provision and to ensure adequate timing and phasing of
infrastructure needs accommodating the proposed level of development. The Applicant

intends for the development agreement to be considered by the County Commission at the

same time as this rezoning application.
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Additionally, the Master Plan shows areas where right-of-way along Lockhart Road will
be dedicated for future widening of Lockhart Road.

c. Concentration of commercial uses, mixed uses and town-center
type development olong ancl"/or easily accessed from Sfr-54
including park and ride opportunities for future inter-county
transit;

Discussion: Consistent with these criteria, a concentration of commercial uses is proposed

along SR-50. The development agreement will include opportunities for bus transit pull-

outs and shelters within the commercial or multifamily areas.

d. Opportunities thut inclu(le primary industrial uses compatible with

the placement of commercial or town center areas in order to
e n h a nc e e mp I oy me nt opp o rt unities ;

Discussion: See response to "c." above, the placement of 200,000 square feet of
commercial is proposed along SR-50.

e. Attractive, convenient and safe multi-modal connections to
schools, parks and other identiiied commani4t focal points;

Discussion: The Master Plan shows an intemal roadway system that minimizes impacts

t" *.""rding areas while leveraging existing median cuts along SR-50. A 1O-foot multi-

use trail along the N/S Spine Road will facilitate safe multi-modal connections to

surrounding uses consistent with this Policy.

, 't-d I I

--t
I

Area in Red is 20O,00O

squarG feet of Highway
Commercial
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I Attractive, convenient and safe bike and pedestrian connection to
the Withlacoochee State Trail;

Discussion: The Property is located approximately 1.4 miles from the Withlacoochee Trail.
Sidewalks/multiuse trails will be provided throughout the Project and will connect

residents with onsite recreational areas and to the existing sidewalk system on the south

side of CorlezBoulevard/SR-50, which then connects to the Withlacoochee Trail System.

Approximately 1.4 miles Withlacoochee
Trail

Nature
Coast

Boulevard

Croom Rital Road

Withlacoochee
Trail

US Hwy 98/SR-s0
Cortez Boulevard

Kettering Road
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g. Standards to creote a "sense ofplace."

Discussion: This rezoning to CPDP, aka PDP/(Combined), and related conditions of
approval along with the Master Plan demonstrating a strategic transition of a mix of uses,

internal transportation network and opportunities to connect to the Withlacoochee Trail, all
contribute to creating a "sense of place". The Master Plan strategically places Highway

Commercial uses along SR-50 followed by an intentional step down in density and

intensity within the Project boundaries as the Project transitions north to south. Buffering
has been strategically provided to ensure compatibility with the surrounding area.

Neighborhood Parks have also been strategically located internal to the Project to

maximize access by future residents.

Strategy 1.05A(3): Plansfor tlevelopment approval shall include afrontage road

netwoik, alternative access, and eusements in sccordance with long-range

tronsportation plans of the Hernando/Citrus Metropolitan Plonning

Orginization, oid other planning studies/transportation criteriafor the I-75/SR-

50 PDD.

Highway
Commercial

i
+

I

Commercia I tVlixeclUse Area
(General Commercial &

Multifamily)

ResidentialMix Area
(Multifamily & Single

Family)
Parks &
Buffers

Single Family Area
(min 50'lots)
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Discussion: See response to "a." above that shows the parallel intemal roadways through
the proposed development including a critical reverse frontage road3 and alternative access

roads connecting the community. Notably, the network was created to ensure consistency

with the I-75/SR-50 PDD Circulation Plan.a The below Recommended Circulation Plan

was utilized in the development of the Master Plan:

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

Department of Transportation for SR 50 and I-75 in otder to ensure that the

trinsportation network is closely coordinoted with lancl uses in the PDD-

Discussion: The Applicant has historically coordinated and will continue to work closely

*ith *" C"unty and FDOT to ensure the Project transportation plans are consistent with

agency requirernents as detailed in the 75lSR-50 PDD Circulation Plan and related

pioposea Iievelopment Agreement. Consistent with these requirements, the Master Plan

iepicts access .oudr at bolh median cuts on SR-50 with the western access point to be

signalized.

3 Frontage/Backage Roads as defined by the us Department of rransportation. Federal Hishway Administration.

Safetv Evaluation of Access Manasement Policies and Technioues'
4l-75lSR-50 Circulation Plan Study dated April20l3.

Commercial
Access Ways
aligned with

median cuts on
sR 50

N/S Spine
Road

Commercial
Reverse

Frontage Road
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Proposed Signal

-;,

Access Roads

align with
existing median

cuts

Commercial
Reverse

Frontage Road

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

dated September 4, 2007 ond tlre I-75/SR-50 Area Circulation Plan Study clated

April20l3, both hereby incorporated by reference, fis a guidefor the consistency

of proposals for tlevelopment, and the overoll infrastructure needs and plans in

the PDD.

Discussion: As stated above, the Project is consistent with the I-75/SR-50 PDD Area Plan

and Circulation Plan.

Strategt 1.05A(6): The Coung shall identify and implement feasible funding
mechanisms to uccommodate public infrastructure needs for the PDD.

Discussion: Consistent with this Strategy, the County adopted additional funding mechanisms to

uaa."5 puUlic infrastructure needs. As the Property is located in the I-75/SR-50 PDD, it will be

subject io the County's "Impact Fee Surcharge and Planning Overlay For Greater I-75/SR-50

Planned Development District" as enumerated in Chapter 23, Article III, Division 6 of the Code.

The corresponding Development Agreement will detail the infrastructure required to enable the

proposed development objective and will address surcharge related conditions. The County

uaopt"a the surcharge "to assist in the implementation of the Comp Plan and provide a source of
funding for anticipated public infrastructure and facilities needed to accommodate the density and

intensity of new development that is planned to occur within the I-75/SR-50 PDD and along the

SR-50 corridor as pertaining to the additional benefitted properties."s The surcharge varies by

departmental impact fee and is summarized as follows:

5 Code Section 23-148(d).
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Description Surcharge
Amount

Code Comments

Schools 10% Cash advance to HCSD prior to
building permit unless otherwise
stated in DA

Public
Infrastructure

t0% Cash advance to County prior to
issuance of building permit unless
otherwise stated in DA;
Applies to Library, Buildings, and
Law Enforcement

Parks 60% Cash advance to County prior to
issuance of building permit unless

otherwise stated in DA
Roads 50% Cash advance to County prior to

issuance of building permit unless

otherwise stated in DA

c. Parks. Buffering and Infrastructure:

Pursuant to the Code, the amount of parks acreage required for developments consisting of 501

units or more is minimum of five (5) acres up to a maximum of 20 acres or fraction thereof, based

upon a calculation of lll25th of an acre for each dwelling unit over 501. As this rezoning seeks a

maximum of 978 dwelling units, the calculation is as follows:

Dwelling Units Acreage

500 units 5 acres

Units 501-978 3.824 acres

Minimum Park
Acreage:

(s + 3.824)
8.824 acres

The two neighborhood parks have been conceptually located internal to the Property to ensure easy

access by residents. The maximum park size required for the entirety of the Project is 8.824 acres;

howevei, it may be less depending on actual development. To provide the County with the level

of certainty at the time of rezoning as intended by the Code, the following condition of approval

is proposed:

The neighborhood parks as depicted on the Master Plan have not been

reviewed or approved for consistency with Code Section 26-75, Neighborhood
Parks. Compliance with Code Section 26-75, Neighborhood Parks, shall be

required at the time of conditional plat.

The Project also proposes perimeter buffers. The following table identifies adjacent zoning and

FLU categories:

17
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Zoning FLU Property Use

North sR-50, PDP(HHC),
c2, cl, AG, PDP(CP)

Commercial Roadway, Agriculture,
Single-Family and
Commercial

South PDP/SF I-75/S.R. 50 PDD Vacant, Old Trilby Road,
Single-Family

East I-75,C2, AG,
Industrial

I-75/S.R. 50 PDD Roadway, Vacant,
Industrial, Commercial

West PDP(CP), AG, RlC,
Communication
Tower

Commercial,
Residential, Rural

Agriculture, Vacant

Location Neighbor Use Project Use Landscape Buffer
width

North SR-50 Commercial 35 Feet

East Industrial Commercial; Residential Mixed-
Use; DRA

35 Feet

East r-75 Residential; DRA 30 Feet

West Recreation; Corporate
Park

Residential; DRA 20 Feet

South Residential Residential 20 Feet

To ensure compatibility, perimeter buffering has been provided:

Perimeter setbacks are inclusive of the buffer and as follows:Jr u ljuss(
Location Neighbor Use Project Use Perimeter

Setback

North SR-50 Commercial 75 Feet*

East Industrial Commercial; Residential Mixed-
Use; DRA

35 Feet

East r-75 Residential; DRA 45 Feet

West Recreation; Corporate
Park

Residential; DRA 35 Feet

South Residential Residential 35 Feet
* A deviation is requested from App. A., Art. VIII, Sec. 1, to reduce the required front setback

from 125 feet to 75 feet.

The Project also proposes to include holiday/visitor parking within the single-family areas. To

provide the County with the level of certainty at the time of rezoning, the following condition of
approval is proposed:

At the time of conditional plat, single-family areas must demonstrate parking
meeting the requirements of the Code plus an additional visitor parking spot
for every L0 single-family detached homes.

l8
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Commercial Uses: Dimension and Area Standards

Proposed Amount
Requested
f)eviationLDC Section Description

LDC
Requirement

(50) feetMinimum
Front Yard
along SR-50

125 feet 75 feetLDC App. A, Art. IV, Sec.

3, D: Commercial

N/AMinimum
Front Yard
not along
SR-50

35 feet 35 feetLDC App. A, Art. IV, Sec.

3, D: Commercial

N/A20 feet 20 feetLDC App. A, Art. IV, Sec.

3, D: Commercial
Minimum
Side Yard

N/A35 feet 35 feetMinimum
Rear Yard

LDC App. A, Art. IV, Sec

3, D: Commercial

N/A60 feet 60 feetMaximum
Building
Height

LDC App. A, Art. IV, Sec

3, D: Commercial

N/A0.75Building
Area Ratio

N/AN/A

The

d. Statement of Dimensional Standards & Proposed Deviations from Code.

dimension and area standards and related deviations are

Multifamily: Dimension and Area Standards
( code uirement is

LDC Section Description
LDC
Requirement Proposed Amount

Requested
Deviation

LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Maximum
Units Per
Building

12 units
building

per 48 units per building -|36 units per
building

LDC App. A, Art. IV, Sec. 2,

G: R-3 Multifamily
Maximum
Building
Area

45% 45% N/A

LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Maximum
Height

45 feet and/or 3

stories
60 feet and/or 4

stories
15 feet and/or
1 story

LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Minimum
Front Yard

25 feet 25 feet N/A

r9
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LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Minimum
Side Yard

l0 feet 10 feet N/A

LDC App. A, Art. IV, Sec. 2,
G: R-3 Multifamily

Minimum
Rear Yard

20 feet 20 feet N/A

LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Building
Separation

15 feet 15 feet N/A

Townhomes: Dimension and Area Standards
(corresponding code requirement is R-3)

LDC Section Description
LDC

Requirement Proposed Amount
Requested
Deviation

LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Maximum
Building
Area

45% 700 * +25o/o

LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Minimum
Lot Width

75 feet 18 feet (57) feet

LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Minimum
Lot Area

12,000 square

feet
1,800 square feet (10,200) feet

LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Maximum
Height

35 feet andlor2
stories

45 feet and/or 3

stories
N/A

LDC App. A, Art. IV, Sec. 2,

G: R-3 Multifamily
Minimum
Front Yard

25 feet 25 feet N/A

LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Minimum
Side Yard

10 feet 7.5 feet for end units
(0 for internal)

(2.5) feet for
end units

LDC App. A, Art. IV, Sec. 2,

G: R-3 Multifamily
Minimum
Rear Yard

20 feel 1 5 feet (5) feet

Villas: Dimension and Area Standards
( code ent is R-3

LDC Section Description
LDC
Requirement Proposed Amount

Requested
Deviation

LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Maximum
Building
Area

4s% 70% +25yo
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LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Minimum
Lot Width

75 feet 35 feet (40) feet

LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Minimum
Lot Area

12,000
feet

square 3,850 square feet (8,1 50) feet

LDC App. A, Art. IV, Sec. 2,
G: R-3 Multifamily

Maximum
Height

35 feet andlor 2
stories

35 feet and/or 2

stories
N/A

LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Minimum
Front Yard

25 feet 25 feet N/A

LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Minimum
Side Yard

10 feet 5 feet for end units (0
for intemal)

(5) feet

LDC App. A, Art. IV, Sec.2,
G: R-3 Multifamily

Minimum
Rear Yard

20 feet 15 feet (5) feet

Single-Family Detached (Minimum 40'Lots): Dimension and Area Standards
( code uirement is R-

LDC Section Description
LDC

Requirement Proposed Amount
Requested
Deviation

LDC App. A, Art. IV, Sec.

2, A: R-1A Residential
District

Maximum
Building
Area

35% 650 +3UYo

LDC App. A, Art. IV, Sec.

2, A: R-lA Residential
District

Minimum
Lot Width

60 feet 40 feet (20) feet

LDC App. A, Art. IV, Sec

2, A: R-lA Residential
District

Minimum
Lot Area

6,000 square feet 4,400 square feet (1,600) square
feet

LDC App. A, Art. IV, Sec.

2, A: R-lA Residential
District

Maximum
Height

35 feet and/or
2.5 stories

35 feet andlor 2.5
stories

N/A

LDC App. A, Art. IV, Sec.

2, A: R-lA Residential
District

Minimum
Front Yard

25 feet 25 feet N/A

LDC App. A, Art. IV, Sec.

2, A: R-lA Residential
District

Minimum
Side Yard

10 feet 5 feet (5) feet

LDC App. A, Art. IV, Sec.

2, A: R-lA Residential
District

Minimum
Rear Yard

20 feet 15 feet (5) feet
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Single-Family Detached (Minimum 50'Lots): Dimension and Area Standards
(corresponding code requirement is R-lA)

LDC Section Description
LDC
Requirement Proposed Amount

Requested
Deviation

LDC App. A, Art.IV, Sec. 2,
A: R-1A Residential District

Maximum
Building
Area

35% 65% +30010

LDC App. A, Art.IV, Sec.2,
A: R-1A Residential District

Minimum
Lot Width

60 feet 50 feet (10) feet

LDC App. A, Art. IV, Sec.2,
A: R-1A Residential District

Minimum
Lot Area

6,000 square feet 5,500 square feet (s00)
feet

square

LDC App. A, Art.IV, Sec.2,
A: R-1A Residential District

Maximum
Height

35 feet andlor2.5
stories

35 feet and/or 2.5
stories

N/A

LDC App. A, Art. IV, Sec.2,
A: R-1A Residential District

Minimum
Front Yard

25 feet 25 feet N/A

LDC App. A, Art.IV, Sec.2,
A: R-1A Residential District

Minimum
Side Yard

10 feet 5 feet (5) feet

LDC App. A, Art. IV, Sec.2,
A: R-1A Residential District

Minimum
Rear Yard

20 feet l5 feet (5) feet

In addition to the above noted deviations, a blanket deviation is requested for all commercial,
multifamily, townhome, villa, and single-family lots from LDC App. A, Art II, Sec. 3, General
Regulations for Lots and Yards, which requires double frontage and corner lots to meet front yard
regulations on all adjacent streets. A deviation is requested to clarifl, the designation of yards on
double frontage lots. Specifically, for all uses, the yard abutting the primary street or principal site
entrance shall be designated as the front yard. The secondary front yard shall be treated as a side
yard for setback pu{poses, rather than a secondary front yard. This deviation is intended to promote
consistent site design and functional development patterns, particularly for lots oriented toward
interior streets or Project entrances.

e. Additional Considerations to ensure compatibility with surrounding area.

The Property is situated within the I-75ISR-50 PDD, a designated growth area identified in long-
range County planning efforts. The proposed mix of uses, along with the associated density and
intensity, aligns with the County's vision and planning objectives for this corridor.

III. Surroundins Area & Compatibilify Considerations

22
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The I-75/SR-50 PDD was established in anticipation of growth and to ensure that adequate
infrastructure would be available to accommodate such growth. As outlined above and illustrated
on the Master Plan, the Project meets the County's compatibility standards and supports the
intended development pattern for the area.

IV Environmental Considerations.

The Master Plan for development indicates existing environmental site influences, including flood
zones, drainage areas, and open spaces. The Applicant will comply with all applicable County
environmental permitting regulations, as follows :

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 is required to comply with all applicable FWC regulations and
permitting.

3. The petitioner must meet the minimum requirements of Florida Friendly-
LandscapingrM publications and the Florida Yards and Neighborhoods Program for
design techniques, principles, materials and plantings for required landscaping, as
applicable.
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4. The Builder/Developer shall provide new property owners with Florida-Friendly
LandscapingrM (FFL) Program information and include FFL language inthe HOAs
covenants and restrictions. Information on the County's Fertilizer Ordinance and
fertilizer use is to be included. Educational information is available through
Hemando County Utilities Department.

5. A jurisdictional wetland line and buffers shall be shown on the conditional plats

6. Geotechnical subsurface testing and reporting in accordance with Hernando
County's Facility Design Guidelines shall be conducted for all proposed drainage
retention or detention areas within the Project.

l. Invasive plant species must be removed, including wetland areas, during the
development process and controlled through the approved Association documents
during the subdivision process for long-term maintenance and control.

Additionally, the Applicant will meet the requirements of Code Chapter 10, Community
Appearance. However, because the Property lacks any significant areas of existing natural
vegetation, the Applicant may install native vegetation using Florida Friendly Landscaping
practices. Preserved natural vegetation andlor planted vegetation may be used to meet this
requirement.

V. Public Facilities Impact Analysis.

a. Water & Wastewater Analvsis. The following charts outline the potential impacts
on water and wastewater:

Water Water Flow Per
Unit (GPD)

Average Water
Flow

Residential 978 ERU 350 342,300
Non-Residential
(Commercial)

200,000 sF 18 36,000

TOTAL: 378,300

Wastewater/
Sewer

Water Flow Per
Unit (GPD)

Average Water
Flow

Residential 978 ERU 200 195,600
Non-Residential
(Commercial)

200,000 sF t2 24,000

TOTAL: 219,600

Solid Waste Solid Waste per
Unit (lbs)

Average Water
Flow

Residential 978 ERU 1t.26 1 1.01 0

Non-Residential
(Commercial)

200,000 sF 0.013 2,600

24
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TOTAL: 13,610
*Residential Waster = #Units *2.37 persons per household x 4.75 lbs
*Commercial Retail = 0.013 lbs/SF/Day

b. Schools. School concurrency applies to residential development and thus shall
apply to this Project. The Applicant will work with the school board to complete a
school capacity application and shall comply with applicable school concurrency
requirements in conjunction with development of the Project. The I-75/SR 50 PDD
contemplates planned school facilities, and the Project shall comply with the school
surcharge.

c. Parks. In accordance with Strategy 7.018(4) of the Hemando County
Comprehensive Plan, a project of more than 1,000 new residential units will require
an analysis of the proximity and accessibility of a district or community park by the
proposed development to determine whether additional facilities are needed. As
this Project is a maximum of 978 dwelling units, an additional park analysis is not
required. However, the following concurency analysis is provided:

Parks &
Recreation

Demand Rate
(Per ERU)

Acres of
Demand

Residential 978 ERU .0047 4.64
Open Space 978 ERU 0047 4.64
*This service applies to residential uses only
*User-oriented Parks : ERU*2.3 7* ( 1 /1 000)*2
*Open Space Parks : ERU*2.3 7 * (1 I 1000)*2

VI. Water and Sewer Services.

The proposed Development Agreement will detail the Project-required infrastructure
improvements for potable water and wastewater services as required by the code for development
in the I-75/SR-50 PDD. As part of the zoning and permitting process, the Applicant will request
potable water and wastewater service from the County and work with the County to enter into a
utility service agreement. The utility service agreement will require the dedication of potable water
and wastewater systems to the County and payment of connection fees for service.

VII. Senior. Age-Restricted or Affordable Housing.

While senior, age-restricted and affordable housing are not currently proposed, such may be
incorporated into the Project. Should the Applicant decide to provide senior or age-restricted
housing, the Applicant will request an exemption for school impact fees from the School District
at the time of conditional plat (subdivision) or site plan (multifamily) review and demonstrate that
there will be no impact to public schools (LDC, Sec. 23-73) to the satisfaction of the School
District.

Exhibit List
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Exhibit "A)' - Black Jack Ridge Master Plan
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Document Number
FEI/EIN Number
Date Filed
State
Status
Last Event
Event Date Filed

Department of State /  Division of Corporations /  Search Records /  Search by Entity Name /

Detail by Entity Name
Florida Profit Corporation
JACK MELTON FAMILY, INC.

Filing Information

473573
59-1588275
04/01/1975

FL
ACTIVE

REINSTATEMENT
02/19/2012

Principal Address

21628 LOCKHART RD
DADE CITY, FL 33523

Changed: 02/22/1999

Mailing Address

21628 LOCKHART RD
DADE CITY, FL 33523

Changed: 02/22/1999

Registered Agent Name & Address

MELTON, JOHN E JR
21628 LOCKHART RD.
DADE CITY, FL 33523

Name Changed: 03/12/2021

Address Changed: 02/22/1999

Officer/Director Detail

Name & Address

Title Director

MELTON, STEPHEN F
34226 HARRIS HILL RD
DADE CITY, FL 33523

Division of CorporationsFlorida Department of State

1/29/26, 1:50 PM Detail by Entity Name

https://search.sunbiz.org/Inquiry/CorporationSearch/SearchResultDetail?inquirytype=EntityName&directionType=Initial&searchNameOrder=JACKMEL… 1/3335

http://dos.myflorida.com/
http://dos.myflorida.com/sunbiz/
http://dos.myflorida.com/sunbiz/search/
https://search.sunbiz.org/Inquiry/CorporationSearch/ByName
http://dos.myflorida.com/sunbiz/
http://dos.myflorida.com/


Title President, Director

MELTON, JOHN E, Jr.
21616 LOCKHART RD
DADE CITY, FL 33523

Title VP, Director

MELTON, MARK G
1550 MYERS ROAD
BROOKSVILLE, FL 34602

Title Director

MELTON, JOSEPH P
28695 Bahia Hill Drive
BROOKSVILLE, FL, FL 34602

Title Secretary, Treasurer, Director

Worrell, Rebecca Melton
21628 LOCKHART RD
DADE CITY, FL 33523

Annual Reports

Report Year Filed Date
2024 02/16/2024
2025 02/24/2025
2026 01/16/2026

Document Images

01/16/2026 -- ANNUAL REPORT View image in PDF format

02/24/2025 -- ANNUAL REPORT View image in PDF format

02/16/2024 -- ANNUAL REPORT View image in PDF format

01/24/2023 -- ANNUAL REPORT View image in PDF format

01/28/2022 -- ANNUAL REPORT View image in PDF format

03/12/2021 -- ANNUAL REPORT View image in PDF format

01/10/2020 -- ANNUAL REPORT View image in PDF format

03/22/2019 -- ANNUAL REPORT View image in PDF format

03/09/2018 -- ANNUAL REPORT View image in PDF format

02/21/2017 -- ANNUAL REPORT View image in PDF format

01/24/2016 -- ANNUAL REPORT View image in PDF format

02/16/2015 -- ANNUAL REPORT View image in PDF format

02/08/2014 -- ANNUAL REPORT View image in PDF format

03/20/2013 -- ANNUAL REPORT View image in PDF format

02/19/2012 -- REINSTATEMENT View image in PDF format

03/16/2010 -- ANNUAL REPORT View image in PDF format

1/29/26, 1:50 PM Detail by Entity Name

https://search.sunbiz.org/Inquiry/CorporationSearch/SearchResultDetail?inquirytype=EntityName&directionType=Initial&searchNameOrder=JACKMEL… 2/3336

https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domp-473573-660e0f16-95bc-43b5-98df-7c97ee75f51a&transactionId=473573-020940d5-83ce-4a5e-be4b-0f2b2732f199&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domp-473573-660e0f16-95bc-43b5-98df-7c97ee75f51a&transactionId=473573-020940d5-83ce-4a5e-be4b-0f2b2732f199&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domp-473573-660e0f16-95bc-43b5-98df-7c97ee75f51a&transactionId=473573-0780e2b6-3521-4566-83e5-bc1215caea14&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domp-473573-660e0f16-95bc-43b5-98df-7c97ee75f51a&transactionId=473573-0780e2b6-3521-4566-83e5-bc1215caea14&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domp-473573-660e0f16-95bc-43b5-98df-7c97ee75f51a&transactionId=473573-be2bdb22-578b-45ee-8694-277900b38084&formatType=PDF
https://search.sunbiz.org/Inquiry/CorporationSearch/GetDocument?aggregateId=domp-473573-660e0f16-95bc-43b5-98df-7c97ee75f51a&transactionId=473573-be2bdb22-578b-45ee-8694-277900b38084&formatType=PDF
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Jessica M. Icerman 
401 East Jackson Street, Suite 2100 

Post Office Box 3299 
   Tampa, FL 33601 

Direct: (813) 222-5066 
Email: jicerman@stearnsweaver.com  

 

 

January 26, 2026 
 
Via Electronic Mail: AKidd@co.hernando.fl.us and 
mlmiller@hernandocounty.us 
Alaina Kidd 
Michelle L. Miller, M.S. 
Senior Planner 
Planning Division 
Development Services Department  
1653 Blaise Drive 
Brooksville, FL 34601 
 
 Re: H-25-40 – Jack Melton Family Rezoning Request – Black Jack Ridge 
 
Dear Alaina and Michelle, 
    
As you know, Stearns Weaver Miller Weissler Alhadeff & Sitterson, P.A. (“SWM”) represents 
the Jack Melton Family, Inc. (“Melton”) in seeking to rezone property in Hernando County. Thank 
you for the draft Staff Report prepared in advance of the Planning & Zoning Commission meeting. 
I have worked with Coastal Engineering & Associates in reviewing the draft Staff 
Recommendation. We recognize that this is a complex project within a unique area of the County. 
The purpose of this letter is to offer additional information regarding the proposed rezoning to 
ensure a clear understanding of the proposed performance conditions. Included as Attachment #1 
are proposed edits to the draft Staff Report. Below is a summary of the proposed changes and the 
rationale supporting these revisions. 
 

1. Clarify Current Zoning Districts 
 
The REQUEST section was clarified to add that a portion of the subject property is currently zoned 
C-2. 
 

2. Add Parcel Key Number 1760151  
 
The Florida Department of Transportation (“FDOT”) has authorized Melton to pursue this 
rezoning. FDOT and Melton are in discussions to relocate the FDOT pond to accommodate future 
development of the site. 
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3. Two Development Alternatives 
 
Under the APPLICANT’S REQUEST section of the staff report, clarification may be warranted. 
The petitioner is requesting approval within the I 75/SR50 PDD that may be constructed under one 
of two alternative development scenarios. The ultimate configuration will be determined using an 
approved traffic land-use equivalency matrix, such that different mixes of residential units and 
commercial square footage may be substituted for one another, provided overall traffic impacts do 
not exceed the approved thresholds. Under this framework, the project may include up to a 
maximum of 978 total residential units and up to 300,000 square feet of commercial development. 
However, 100,000 square feet of commercial development and 320 residential units are mutually 
exclusive and may not be developed concurrently. Instead, these components may be exchanged 
on an equivalent basis pursuant to the traffic equivalency matrix. 
 

4. Requested Deviations & Land Use Review 
 
Clarifications were added to show that certain proposed development standards are deviations 
from the Code and additional requested deviations were added, including the deviation for double 
frontage lots. Additionally, clarifications were added to show that two single family lot standards 
are offered. Minimum 40-foot lot widths are only proposed to be included within the Residential 
Mixed-Use Area of the Master Plan. 
 

5. Comprehensive Plan Review 
 
The subject property is not located within the Commercial Future Land Use category. We suggest 
that you remove discussions regarding Commercial Category policies as it may confuse the reader. 
 

6. Performance Conditions – Commercial Mixed-Use Pod 
 
One condition proposed by staff recommends the installation of a 6’ vinyl fence or wall along the 
frontage road between the Commercial pod and the Commercial Mixed-Use pod. We have 
proposed a clarification to indicate that such a fence is only required if the Commercial Mixed-
Use pod is developed as solely multi-family uses. No single-family uses are proposed within the 
Commercial Mixed-Use pod. The Commercial Mixed-Use pod is contemplated to include a mix 
of commercial and multi-family uses. 
 

7. Performance Conditions – Signage 
 
A clarification was added to propose a Master Signage Plan be required at the time of conditional 
plat. 
 

8. Performance Conditions – Commercial Parking 
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Since we do not yet know the end users of the property, including the commercial component, we 
have suggested removing the requirement for commercial parking to provide a minimum of 20% 
along the rear or side of the commercial development.  
 

9. Performance Conditions – Specifications 
Clarifications and additions were included to clarify the lot standards for each type of contemplated 
development.  
 

10. Performance Conditions – Uses 
 
The proposes uses for each pod have been added.  
 

11. Performance Conditions – Large Retail Project 
 
Simple clarification was added to clarify that the Larg Retail Project standards will only be 
applicable for any single use that exceeds 65,000 SF owned and managed by the same entity. 
 
Please let us know if you have any questions regarding the above and attached. We sincerely 
appreciate the opportunity to offer suggested revisions to the Staff Report in advance. 
 
 
 
 Sincerely, 

   
 Jessica M. Icerman 
 
JMI/vya 
 
cc:  Coastal Engineering 
 Client 
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STAFF REPORT 

 
 

HEARINGS: Planning & Zoning Commission:
 Febru
ary 9, 2026 Board of County Commissioners:
 April 7, 
2026 

 
APPLICANT: Jack Melton Family, Inc 

FILE NUMBER: H-25-40 
 

REQUEST: Rezoning from AG (agricultural), PDP (GHC) Planned 
Development Project, General Highway Commercial and 
PDP (HC) Planned Development Project Highway 
Commercial and C-2 Highway Commercial District to 
CPDP Combined Planned Development Project to include 
PDP (SF) Planned Development Project Single Family, 
PDP (MF) Planned Development Project Multifamily, PDP 
(GC) Planned Development Project, General Commercial 
and PDP (HC) Planned Development Project Highway 
Commercial 

 
GENERAL 
LOCATION: Southwest side of Cortez Road, West side of Lockhart 

Road approximately 944 feet from I 75 
 

PARCEL KEY 
NUMBER(S): 840923, 841138, 1760151 

 

APPLICANT’S REQUEST 
 

The Petitioner is requesting to rezone from AG (Agricultural), PDP(GC) Planned 
Development Project, General Commercial and PDP(HC) Planned 
Development Project Highway Commercial to CPDP Combined Planned 
Development Project to include PDP(SF) Planned Development Project Single 
Family, PDP(MF) Planned Development Project Multifamily, PDP(GC) Planned 
Development Project, General Commercial and PDP(HC) Planned 
Development Project Highway Commercial. 

 
The petitioner is requesting approval for a total of 978 lots within the I 75/SR50 
PDD that may be constructed under one of two alternative development 
scenarios. The ultimate configuration will be determined using an approved 
traffic land-use equivalency matrix, such that different mixes of residential units 
and commercial square footage may be substituted for one another, provided 
overall traffic impacts do not exceed the approved thresholds. 
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Under this framework, the project may include up to a maximum of 978 total 
residential units and up to 300,000 square feet of commercial development. 
However, 100,000 square feet of commercial development and 320 residential 
units are mutually exclusive and may not be developed concurrently. Instead, 
these components may be exchanged on an equivalent basis pursuant to the 
traffic equivalency matrix.,  
 
The development will consisting of a mix of commercial, multifamily, and single-
family uses, subject to the above limitations development. Proposed 
commercial uses include medical facilities such as a hospital or urgent care 
center, educational facilities, light wholesale and storage operations, 
microbreweries, and public or private recreational uses. Recreational amenities 
may include activities such as virtual golf and pickleball. 

 
 

The Requested deviations include: 

Single Family Lot – as applicable to min. 40’ lots, which are limited to the 
Residential Mixed Use Area identified on the Master Plan 

• Front: 25’ 
• Side: 5’ (deviation from 10) 
• Rear: 15’ (deviation from 20’) 
• Maximum Building Coverage: 65 % (Deviation from 35%) 
• Minimum Lot Width: 40’ (Deviation from 60’) 
• Minimum Lot Size: 4,400 (Deviation from 6000) 
• Double frontage and corner lots shall be allowed to have only one front 

yard: 20’ on the primary front yard and 10’ on the secondary front yard 
(Deviation of 15’ for secondary front yard) 

Single Family Lot – as applicable to min. 50’ lots 
• Front: 25’ 
• Side: 5’ (deviation from 10) 
• Rear: 15’ (deviation from 20’) 
• Maximum Building Coverage: 65 % (Deviation from 35%) 
• Minimum Lot Width: 50’ (Deviation from 60’) 
• Minimum Lot Size: 5,500 (Deviation from 6,000) 
• Double frontage and corner lots shall be allowed to have only one front 

yard: 20’ on the primary front yard and 10’ on the secondary front yard 
(Deviation of 15’ for secondary front yard) 

Villas 
• Front: 25’ 
• Side: 5’ (deviation from 10) 
• Rear: 15’ (deviation from 20’) 
• Maximum Building Coverage: 70 % (Deviation from 35%) 
• Minimum Lot Width: 35’ (deviation from 75’) 
• Minimum Lot Size: 3850 (deviation from 8150) 

Townhomes 
• Front: 25’ 
• Side: 7.5 (deviation from 10) 
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• Rear: 15’ (deviation from 20’) 
• Maximum Building Coverage: 70 % (Deviation from 35%) 
• Minimum Lot Width: 18’ (deviation from 75’) 
• Minimum Lot Size: 1800 (deviation from 12,000) 

Perimeter Setbacks (inclusive of buffers): 
• North: 75’ (deviation from 125) 
• East: 35’ 
• West: 35’ 
• South: 35’ 

SITE CHARACTERISTICS 
 

Site Size 203.89  

Surrounding 
Zoning; 
Land Uses 

 
North: 

 
C2 Commercial 

 South: PDP Rec (Planned Development Recreation) 
and PDPSF (Planned Development Project 
Single Family) 

 East: PDP GC (Planned Development Project General 
Commercial) 

 West: PDP CP (Planned Development Project 
Cooperate Park) and AG (Agricultural) 

344



Hernando County Planning Department Staff Report File Number 

F:\Rezonings\_2025 Rezoning Cases\H-25-40 Jack Melton Family Inc\H2540 Staff Report.docx 
5 

 

 

 

Current Zoning: AG (Agricultural), PDP GC (Planned Development Project, 
General Highway Commercial) and PDP HC (Planned 
Development Project Highway Commercial) 

Future Land Use 
Map Designation: 

I-75/SR50 PDD 

LAND USE REVIEW 
The petitioner is proposing a mixed use residential, multifamily and commercial 
development with highway commercial uses along the northern portion of the site, 
transitioning into mixed use in the central portion of the site with single-family uses along 
the southern border. 

Project Specifications 
 

The following specifications apply to the entire project, including perimeter setbacks and 
landscape buffers. 

Perimeter Setbacks (inclusive of buffers): 
The petitioner is proposing the following perimeter setback: 

• North (Cortez Blvd): 75’ (Deviation from 125’) 
• South: 35’ 
• East (Mixed Use: 
• Commercial and Residential): 35’ 
• East (I-75): 45’ 
• West (Recreation): 35’ 

Perimeter Landscape Buffers: 
The petitioner is proposing the following buffers: 

• North (Cortez Blvd): 35’ 
• South: 20’ 
• East (Mixed Use: 

Commercial and Residential): 35’ 
• East (I-75): 30’ 
• West (Recreation): 20’ 

Residential Specifications  

Single Family Lot - as applicable to min 40’ lots 
• Front: 25’ 
• Side: 5’ (deviation from 10) 
• Rear: 15’ (deviation from 20’) 
• Maximum Building Coverage: 65 % (Deviation from 35%) 
• Minimum Lot Width: 40’ (Deviation from 60’) 
• Minimum Lot Size: 4,400 (Deviation from 6000) 
• Double frontage and corner lots shall be allowed to have only one front yard: 20’ on the 

primary front yard and 10’ on the secondary front yard (Deviation of 15’ for secondary front 
yard) 
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Single Family Lot – as applicable to min. 50’ lots 
• Front: 25’ 
• Side: 5’ (deviation from 10) 
• Rear: 15’ (deviation from 20’) 
• Maximum Building Coverage: 65 % (Deviation from 35%) 
• Minimum Lot Width: 50’ (Deviation from 60’) 
• Minimum Lot Size: 5,500 (Deviation from 6,000) 
• Double frontage and corner lots shall be allowed to have only one front yard: 20’ on the 

primary front yard and 10’ on the secondary front yard (Deviation of 15’ for secondary front 
yard) 
 

Villas 
• Front: 25’ 
• Side: 5’ (deviation from 10) 
• Rear: 15’ (deviation from 20’) 
• Maximum Building Coverage: 70 % (Deviation from 35%) 
• Minimum Lot Width: 35’ 
• Minimum Lot Size: 3850 

Townhomes 
• Front: 25’ 
• Side: 7.5 (deviation from 10) 
• Rear: 15’ (deviation from 20’) 
• Maximum Building Coverage: 70 % (Deviation from 35%) 
• Minimum Lot Width: 18’ 
• Minimum Lot Size: 1800 

Holiday/Visitor Parking 

The petitioner is proposing holiday/visitor parking within the single-family development 
pod. If the master plan is approved, the petitioner shall set aside 10% of the required 
parking in common areas throughout the pod for additional parking. 

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 set aside 37.81 acres for drainage, buffers, 

recreation and open space on the proposed master plan; 
however, the acreage set aside for natural vegetation has not 
been clearly identified. If the master plan is approved, the 
petitioner shall be required to set aside a minimum of 14.21 
acres for natural vegetation. The proposed buffers may count 
toward this minimum required vegetation. 
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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 Land Development Regulations (LDRs). The proposed project 
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. 

Comments: The petitioner has set aside 37.1 acres for drainage, buffers, 
recreation and open space on the proposed master plan; however, 
the acreage set aside for the park has not been clearly identified. If 
the master plan is approved, the petitioner shall be required to set 
aside a minimum of 3.0 acres for the neighborhood park. 

Fire Protection Plan: 

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

 
Comments: If approved, the petitioner shall submit a fire protection plan with the 

Conditional Plat in accordance with Hernando County LDRs. 

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. 
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Commercial Specifications 

Maximum Building Height: 60’ 
 

Internal Commercial Setback: 
• North (Cortez Blvd): 75’ (Deviation from 125’) 
• Front (Not along Cortez Blvd): 35’ 
• South (Rear): 35’ 
• East (Side): 20’ 
• West (Side): 20’ 

Internal Commercial Buffers 
• North (Cortez Blvd): 35’ 
• South (Rear): 35’ 
• East (Side): 5’ 
• West (Side): 5’ 

Maximum Building Height: 60’ 
 

Comment: 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. 

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. 

Comment: The petitioner has not indicated any provisions for lighting of the subject 
property. If approved, the petitioner shall provide full or semi-cutoff 
fixtures as required by the County Land Development Regulations, to 
retain all light on site and prevent any light spillage onto neighboring 
residential uses. 

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

 

348



Hernando County Planning Department Staff Report File Number 

F:\Rezonings\_2025 Rezoning Cases\H-25-40 Jack Melton Family Inc\H2540 Staff Report.docx 
9 

 

 

Large Retail Development Standards 

The petitioner has indicated that the proposed project will consist of 300,00 square feet of 
office and/or commercial square footage. Due to the complexity and size of the project, it 
will be required to meet large retail development standards as specified below: 

• Commercial development with any single building, or single site development 
with multiple buildings with the same use and owned and managed by the 
same entity, greater than 65,000 square feet of gross floor area is only 
allowable through approval as a Planned Development Project which 
otherwise satisfies these requirements and this article. This type of 
development may be compatible in each commercial zoning district but 
because of its size, intensity, increased traffic-generation, extended hours of 
operation, or proximity to residential areas/districts or public schools require 
additional conditions as a prerequisite for approval at a requested location. The 
applicant shall have the burden of adequately demonstrating compliance with 
all of the minimum standards set forth below and otherwise contained within 
this article. The governing body, in their sole discretion and following public 
hearing and notice, shall be the final arbiter of determining whether compliance 
with these minimum standards has been adequately demonstrated and 
whether to approve, approve in part or deny a particular request hereunder. 

Comments:  The proposed commercial development shall consist of a 
maximum of 300,00 square feet of office professional, retail 
and restaurant uses. These uses will be constructed among 
outparcels, all fronting Cortez Boulevard. 

• Mechanical/operational equipment including HVAC located at ground level 
shall be set back at least one hundred (100) feet from any property line external 
to the development site and shall be visually shielded through enhanced 
screening or shall be located on the roof and shall be visually shielded with a 
parapet wall. All mechanical/operational equipment shall be sound attenuated 
as necessary to comply with the county’s noise ordinance. 

Comments:  Any noise producing machinery or equipment (refrigeration 
units, air conditioning, chillers, etc.) for the commercial 
outparcels shall be placed on the roof and screened by a 
parapet wall with a similar architectural style as the building. 

• Where the proposed commercial development consists of multiple buildings 
(excluding out parcels), then loading areas and loading docks should be 
situated between said buildings in a manner which allows the buildings to act 
as screens. All loading areas/docks shall be set back at least one hundred 
(100) feet from any property line external to the development site and shall be 
screened at 100% opacity through the use of landscape plantings, berms, 
fences or walls. The County may require the use of absorptive noise barrier 
walls for commercial noise reduction. 

• All outdoor lighting shall meet the specific use regulations for commercial 
lighting under Article III. 

 
Comments:  The developer shall provide a lighting plan which complies with 

the lighting standards for Large Retail Development. 
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• All on site advertising signs, including out parcels, shall be designed as part of 

a complete signage system and shall be limited to ground mounted monument 
type signs. Ground mounted monument type signs are signs where the bottom 
edge of the sign is no greater than ten (10) feet above grade and which 
otherwise meets all sign requirements in this code. 

• The master plan shall meet the following increased setbacks and buffering 
requirements: 

o Setbacks. Where any side or rear lot line adjoins (excluding roads) a 
residential- or agricultural-zoned property or an existing residential use, 
then no building shall be located within one hundred (100) feet of 
said lot line. 

Comments: The frontage road creates a transition between the residential 
and commercial uses allowing for a 35ˈ perimeter setback 
plus the ROW width for the commercial frontage road for a 
total of 85ˈ, which is reasonable. 

o Buffering. A thirty-five (35) foot wide buffer screened at 80% opacity at 
a height of six (6) feet above finished made shall run along each rear 
and/or side property line which abuts any residential or agricultural 
zoned property. This buffer shall be screened through the use of 
landscape planting and landscape berms and may be augmented 
through the use of fences or walls, existing natural vegetation, and/or a 
combination thereof. The County may require the use of absorptive 
noise barrier walls for commercial noise reduction. 

• The applicant shall demonstrate that the proposed use is appropriate to the 
property in question, is compatible with existing and planned uses in the area 
and demonstrate compliance with the County Comprehensive Plan. 

Large Retail Development Signage: 

County LDRs require that any commercially zoned parcel(s) with less than one hundred 
(100) linear feet of road frontage will be allowed one (1) sign not to exceed one hundred 
(100) square feet in sign area. Commercially zoned parcels with a road frontage in excess 
of one hundred (100) linear feet will be allowed one (1) square foot of sign area per linear 
foot of road frontage with a maximum of two hundred (200) square feet of sign area. For 
commercially zoned parcels on all other roads and for parcels within any zoning district 
other than commercial or residential there shall be a maximum of fifty (50) square feet of 
sign area. 

Comments: The predominant sign material shall be like the material (e.g., brick, 
stone, etc.) of the buildings developed on the subject property. The 
signage for the project is limited to four (4) monument signs not to 
exceed the maximum spacing in the LDRs. A maximum of two (2) 
signs no more than 15ˈ in height are allowed as indicated on the 
site plan. A maximum of two signs no more than 10ˈ in height are 
allowed along the frontage road. 

Shopping centers, malls, strip plazas and other buildings housing 
more than one (1) business or activity may display no more than 
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one (1) sign for each two hundred (200) feet of frontage, provided 
they are at least two hundred (200) feet apart along public streets 
and provided each sign does not exceed the maximum allowed 
according to County LDRs. The petitioner must meet the minimum 
sign standards as required by the County LDRs. 

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

Up to 75 square feet in area: 5ˈ from property line 

75 square feet and up to 150 square feet in area: 10ˈ from property line 

150 square feet or greater: 20ˈ from property line 

 
 

Residential Protection Standards 
 

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

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

3. 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. 

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

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

6. 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 residential zoned property. Screening may 
include landscape plantings, berms, fences or walls. 

Mixed-Use Specifications 
The mixed use area immediately south of the PDP(HC) Planned Development Project 
(Highway Commercial) pod is proposed to contain the following uses: 

• Multifamily 
• General Commercial 
• Single-Family 

Comments: Multi-family is also proposed in a pod south of the mixed-use area; as single-
family is not an appropriate transition use between commercial and multi-
family, it is recommended that this mixed-use area be limited to multifamily 
and general commercial. 
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COMPREHENSIVE PLAN REVIEW 

Commercial Category [The Property is not within the Commercial FLU Category. Suggest 
removing] 
Objective 1.04G:  The Commercial Category allows primarily retail, office, and 

commercial service uses with an overall average gross floor 
area ratio of 0.35 but also includes limited industrial, 
recreational, and institutional uses. Residential and mixed 
uses may be allowed subject to locational criteria and 
performance standards. 

 
Strategy 1.04G(1): Commercial development as envisioned on the Future Land 

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

Comments: The petitioner is proposing 125,000 square feet of 
commercial and/or office professional uses and 125 single 
family units as one mixed use planned development project. 
The petitioner shall be required to provide recorded cross- 
access agreements between all non-residential uses on the 
subject site; additionally, access will solely be provided via 
the service road constructed between the non-residential 
and residential pods of the development. The residential 
uses may be allowed in the Commercial Category subject to 
locational criteria and performance standards. 

 
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(1): Future Land Use Map amendments should be compatible 
with surrounding development and minimize impact to 
natural resources without the need for mitigation measures 
that are extraordinary in scope or difficult to enforce. 
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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. 

 
Multi-Family Housing 
Strategy 1.04B(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; 

b. multi-family developments at a density incompatible with 
surrounding land uses should not access arterial or 
collector roadway systems through established single 
family neighborhoods. 

 
Comments: The subject site is proposed as a mixed use planned 

development project with commercial outparcels along 
Cortez Boulevard and a single-family subdivision to the rear. 
The development is proposed to contain Highway 
Commercial uses along Cortez Boulevard, transitioning into 
a mixed-use pod with single-family, multifamily and general 
commercial uses. The remainder of the site will contain pods 
of single-family and single-family/multifamily uses. 
Typically, multifamily is used as a transition use from 
commercial to single family for compatibility reasons. In this 
case, single-family is proposed between the commercial 
and multifamily uses within the mixed-use area. This is 
inconsistent with the Comprehensive Plan strategies and 
will disrupt the peaceful lifestyle anticipated for single-family 
residents. To avoid the incompatibility of commercial 
development adjacent to single-family, it is recommended 
that the mixed-use area be limited to multifamily and general 
commercial uses. 

 
Planned Development Projects and Standards 
Objective 1.10C: Planned Development Project (PDP) zoning introduces 

flexibility to the land development process. The PDP is 
developed as a zoning district that may include multiple land 
uses and provides for the mitigation of impacts through 
performance standards. The PDP process may be used in 
any Future Land Use Category. 
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Strategy 1.10C(1): A Planned Development Project (PDP) is designed as an 

integral unit with one or more land uses utilizing a Master 
Plan to illustrate and describe the site layout and 
characteristics including, but not limited to, uses and use 
restrictions, density and intensity, site and building layout 
and design, site coverage and designated open space, 
construction and phasing plans, and other detailed 
information about the project. 

Objective 1.10D: Design criteria for Planned Development Projects (PDP) shall 
address as applicable building placement and height, 
parking, multi-modal circulation, drainage, landscaping, 
architectural standards, public space amenities, and energy 
efficiency. The PDP process allows flexibility in standards 
for projects that provide environmental protection, 
landscaping, increased open space, public facilities, 
innovative design, public benefits, or features that promote 
quality community design and land use compatibility. 

 
Strategy 1.10D(3): Site circulation and multi-modal access standards are 

encouraged where appropriate for all new Planned 
Development Projects to provide for integration of multiple 
travel modes appropriate to the scale and context of the 
surrounding development. Concepts such as the following 
may be utilized: 

a. relationships to community focal points such as schools, 
shopping centers, government offices, parks, and public 
gathering areas; 

b. standards for traffic-calming techniques, Complete 
Streets, connected streets and blocks, and multi-modal 
layout focusing on attractive, safe, and convenient 
access to business fronts and transitions between 
residential and business areas. 

 
Strategy 1.10D(5): Architectural standards and/or building construction standards 

are encouraged for Planned Development Projects where 
necessary to provide guidance for design elements 
appropriate to the scale of the development. Items to be 
considered for these types of projects may include the 
following: 
a. architectural styles, building materials, design elements, 

roof shapes and architectural details; 
b. building mass step-down scale; 
c. street-visible and hidden facades; 
d. accessory buildings; 
e. doors, windows and storefronts; 
f. awnings, canopies, and arcades 
g. camouflage or covering of unsightly structures such as 

antennas, air conditioners and similar equipment. 
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Comments: To facilitate a viable single family residential community, it is 

recommended that a 6ˈ foot vinyl fence or wall be installed 
along both the frontage road to the south and the east west 
collector roadway to the north, with a 20-foot-wide tract 
dedicated to the Homeowners Association as a landscape 
buffer between the use types. Within this landscape buffer, 
trees at 8ˈ feet at planting located every 25ˈ shall be planted 
along with appropriate groundcover or shrubbery. A single 
point of gated access to both the frontage road and east 
west collector road is also recommended. 

 
Pedestrian accessibility for the subject property must be 
extended from the nonresidential areas along Cortez 
Boulevard to the single-family residential pod and connect 
to the neighborhood park. Residents living in the single- 
family pods must have safe and convenient access through 
sidewalks, crosswalks, and bicycle/pedestrian paths to 
connect to the retail and commercial sites. The main 
boulevard entrance into the residential development shall be 
a complete street, allowing for pedestrian and bicycle 
access to the residential and commercial developments. 

 
I- 5/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 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: 
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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. 

Strategy 1.05A(4): The County shall coordinate with the plans of the Florida 
Department of Transportation for SR 50 and I-75 in order to 
ensure that the transportation network is closely coordinated 
with land uses in the PDD. 

Strategy 1.05A(5): The County shall utilize the I-75/SR-50 Area Plan document 
dated September 4, 2007, and the I-75/SR-50 Area 
Circulation Plan Study dated April 2013, both hereby 
incorporated by reference, as a guide for the consistency of 
proposals for development, and the overall infrastructure 
needs and plans in the PDD. 

Strategy 1.05A(6): The County shall identify and implement feasible funding 
mechanisms to accommodate public infrastructure needs for 
the PDD. 

Comments: The subject site is within the I-75/S.R. 50 PDD and is 
consistent with the PDD requirements for the area. 
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FINDINGS OF FACT 

The requested rezoning from AG (agricultural), PDP (GC) Planned Development Project, 
General Highway Commercial and PDP (HC) Planned Development Project Highway 
Commercial to CPDP Combined Planned Development Project to include PDP (SF) 
Planned Development Project Single Family, PDP (MF) Planned Development Project 
Multifamily, PDP (GC) Planned Development Project, General Commercial and PDP (HC) 
Planned Development Project Highway Commercial. 

 
• The request is consistent with the County’s adopted Comprehensive Plan 

and compatible with the surrounding land uses subject to compliance with 
all performance conditions. 

NOTICE OF APPLICANT RESPONSIBILITY 

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

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

 
STAFF RECOMMENDATION 

 
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a Resolution approving the petitioner’s request to establish 
a Master Plan on property zoned AG (agricultural), PDP (GHC) Planned Development 
Project, General Highway Commercial and PDP (HC) Planned Development Project 
Highway Commercial and C-2 Highway Commercial District to CPDP Combined Planned 
Development Project to include PDP (SF) Planned Development Project Single Family, 
PDP (MF) Planned Development Project Multifamily, PDP (GC) Planned Development 
Project, General Commercial and PDP (HC) Planned Development Project Highway 
Commercial with deviations and the following performance conditions: 

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

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

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

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

Facility Design Guidelines shall be conducted for all proposed drainage retention or 
detention areas within the project. 

 
5. The petitioner shall be required to enter into a Development Agreement with the 

County addressing the public facility impacts of the proposed development. 

6. If the Commercial Mixed Use area is developed as solely multifamily, Aa 6-foot vinyl 
fence or wall be installed along the frontage road between the PDP(HC) Planned 
Development Project Highway Commercial pod with a 20-foot-wide tract (deviation 
from 35ˈ) dedicated to the Homeowners Associationan approved ownership and 
maintenance entity as a landscape buffer between the use types. Within this landscape 
buffer, trees at 8ˈ feet at planting located every 25ˈ shall be planted along with 
appropriate groundcover or shrubbery. The 20- foot buffer shall be located on the 
inside of the buffer wall or vinyl fence. This buffer shall be a separate tract owned by 
the Homeowners Associationan approved ownership entity and maintained by the 
individual homeowner or approved maintenance entity. Should the homeowner not 
maintain the buffer, it becomes the responsibility of the Homeowners Association to 
maintain. If the Commercial Mixed Use Area is developed as Commercial, then a wall 
or fence is not required and the buffer will be a landscape buffer not required to meet 
80% opacity. 

 
7. A cross-access easement or agreement between the commercial outparcels shall be 

provided at the time of subdivision plat approval for the commercial development. 
 

8. The predominant sign material shall be similar to the material (e.g., brick, stone, etc.) 
of the commercial buildings developed on the subject property. All on-site advertising 
signs, including outparcels and the subdivision entrance signs, shall be designed as 
part of a complete signage system, and shall be limited to ground mounted monument 
type signs. Ground mounted monument type signs are signs where the bottom edge 
of the sign is no greater than ten (10) feet above grade and which otherwise meets 
all sign requirements in this code. A Master Signage Plan is required at the time of 
conditional plat. 

9. Any noise producing machinery or equipment (refrigeration units, air conditioning, 
chillers, etc.) for nonresidential buildings shall be placed on the roof and screened by 
a parapet wall with a similar architectural style as the building, or placed behind the 
buildings, screened from view from the public right-of-way and enhanced by 
landscaping and/or wall. 

 
10. The commercial properties shall provide 20% of the parking to the side and rear of 

the commercial development. 
 

11.10. The commercial development shall provide a lighting plan at the time of 
development which complies with the lighting standards for Large Retail Development 

 
12.11. The development must provide detailed elevation plans and/or renderings and 

site plans illustrating the proposed facade and site design at the time of permitting. 
The site and building design must demonstrate compliance with the County’s design 
standards for large retail development, and shall use architectural features, textures 
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and materials consistent with the other development in the area. 
 

13.12. The site design shall provide that pedestrian circulation is coordinated onsite and 
between adjacent commercial properties and internally to the neighborhood park 
providing for pedestrian circulation between complementary uses. 

14.13. The developer shall be responsible for distributing information to residents 
regarding the commercial activities that occur on site, including types of businesses, 
hours of operations, sound and lighting, etc. 

15.14. Residential Specifications Single Family Lot – as applicable to min 40’ lots (only 
permitted in Residential Mixed Use Area) 

• Front: 25’ 
• Side: 7.5 (deviation from 10) 
• Rear: 15’ (deviation from 20’) 
• Maximum Building Coverage: 65 % (Deviation from 35%) 
• Minimum Lot Width: 40’ (Deviation from 60’) 
• Minimum Lot Size: 4,400 (Deviation from 6000) 
• Minimum Frontage Along Curve: 30’  
• Maximum Building Height: 35’ 
•  Double frontage and corner lots shall be allowed to have only one front yard: 25’ on the 

primary front yard and 10’ on the secondary front yard (Deviation of 15’ for secondary 
front yard) 

Single Family Lot – as applicable to min. 50’ lots  
• Front: 25’ 
• Side: 5’ (deviation from 10) 
• Rear: 15’ (deviation from 20’) 
• Maximum Building Coverage: 65 % (Deviation from 35%) 
• Minimum Lot Width: 50’ (Deviation from 60’) 
• Minimum Lot Size: 5,500 (Deviation from 6,000) 

• Minimum Frontage Along Curve: 30’  
• Maximum Building Height: 35’ 
•  Double frontage and corner lots shall be allowed to have only one front yard: 25’ 

on the primary front yard and 10’ on the secondary front yard (Deviation of 15’ for 
secondary front yard) 

Villas 
• Front: 25’ 
• Side: 0’/7.5’ for end units (deviation from 10) 
• Rear: 15’ (deviation from 20’) 
• Maximum Building Coverage: 70 % (Deviation from 35%) 
• Minimum Lot Width: 35’ 
• Minimum Lot Size: 3850 
• Minimum Frontage Along Curve: 25’  
• Maximum Building Height: 35’ 

Townhomes 
• Front: 25’ 
• Side: 0;’/7.5 for end units (deviation from 10) 
• Rear: 15’ (deviation from 20’) 
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• Maximum Building Coverage: 70 % (Deviation from 35%) 
• Minimum Lot Width: 18’ 
• Minimum Lot Size: 1800 
• Minimum Frontage Along Curve: 25’  
• Maximum Building Height: 35’ 

 
Multifamily 

• Maximum number of units per building : 24 (deviation from 12) 
• Front: 25’ 
• Side: 0’/10’ external 
• Rear: 20’ 
• Maximum Lot Coverage: 45% building area for multifamily acreage 
• Minimum building separation: 15’ 
• Maximum Building Height: 60’ 
 
Perimeter Setbacks (Inclusive of Buffers): 

• North (Cortez Blvd):75’ (Deviation from 125’) 
• South: 35’ 
• East (Mixed Use, Commercial and Residential): 35’ 
• East (I-75): 45’ 
• West (Recreation): 35’ 

Perimeter Landscape Buffers: 
• North (Cortez Blvd):35’ 
• South: 20’ 
• East (Mixed Use, Commercial and Residential): 35’ 
• East (I-75): 30’ 
• West (Recreation): 20’ 

15. Commercial Specifications  
• Maximum Building Height: 60’ 
• Maximum SF/Building Area Ratio/FAR: 0.75 
• The Highway Commercial Area and Commercial Mixed Use Area shall not 

exceed 300,000 s.f. total. 
  

16. Internal Commercial Setback: 
• North (Cortez Blvd): 75’ (Deviation from 125’) 
• Front (Not along Cortez Blvd): 35’ 
• South (Rear): 35’ 
• East (Side): 20’ 
• West (Side): 20’ 

Internal Commercial Buffers 
• North (Cortez Blvd): 35’ 
• South (Rear): 35’ 
• East (Side): 5’ 
• West (Side): 5’ 

16. The Commercial mMixed-Uuse Aarea immediately adjacent to the Highway Commercial 
uses along Cortez Boulevard as identified in the master plan shall be limited to allow 
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multifamily and general commercial uses., as well as the following uses: 
a. All C-1 Highway Commercial District Permitted Uses 
b. Hospital and/or Urgent Care/Stand-Alone Emergency Room 
c. Educational Facilities 
d. Light Wholesale and Storage 
e. Microbreweries 
f. Public/Private Recreation including Virtual Golf and/or Pickle Ball Facilities 
g. All R-3 Residential District Permitted Uses, except that no single-family detached  

dwellings are permitted. 
h. Recreational Amenities and Residential Ancillary Uses 

 
17. The Highway Commercial Area shall allow up to seven (7) outparcels and the 

following commercial uses:  
a. All C-2 Highway Commercial District Permitted Uses 
b. Hospital and/or Urgent Care/Stand-Alone Emergency Room 
c. Educational Facilities 
d. Light Wholesale and Storage 
e. Microbreweries 
f. Public/Private Recreation including Virtual Golf and/or Pickle Ball Facilities 

 
18. The Residential Mixed-Use Area shall allow the following commercial and residential 

uses: 
a. All R-3 Residential District Permitted Uses  
b. Educational Facilities  
c. Public/Private Recreation including Virtual Golf and/or Pickle Ball Facilities  
d. All R-1A Residential District Permitted Uses (minimum lot width of 40 feet), 

except that no mobile homes are permitted.  
a.e. Recreational Amenities and Residential Ancillary Uses 

 
19. The Single Family Area shall allow for the following residential uses: 

a. All R-1A Residential District Permitted Uses (minimum lot width of 50 
feet), limited to single-family detached homes with a minimum lot width of 
50 feet, except that no mobile homes are permitted. 

b. Recreational Amenities and Residential Ancillary Uses. 
17.  

18.20. The developer shall meet all the Large Retail Project design standards as 
indicated in the County’s Land Development Regulations for any single use or site 
development that exceeds 65,000 square feet owned and managed by the same entity. 

19.21. The petitioner shall provide a revised plan in compliance with all of the 
performance conditions within 30 calendar days of receipt from County staff of BCC approval. 
Failure to submit the revised plan will result in no further development permits being issued. 
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CAUTION: This email originated from outside the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Betsey Jolley
To: Victoria Via; Michelle Miller; Concetta Cook; Stephanie Rose
Cc: Nichole Street; Alaina Kidd; Jessica Icerman
Subject: RE: H-25-39 and H-25-40
Date: Wednesday, February 4, 2026 10:07:51 AM
Attachments: image002.png

Good morning, Victoria,
 
This email confirms that the Applicant agrees with the postponement of the Planning &
Zoning Commission Hearing for File Nos. H-25-39 and H-25-40 to March 9, 2026. The
BOCC date for both applications will remain as scheduled on April 7, 2026, and be heard
with the associated Development Agreement.
 
If you need anything further, please let me know.
 
Thanks,
 
 

 
 
 
From: Victoria Via <VVia@co.hernando.fl.us> 
Sent: Wednesday, February 4, 2026 8:43 AM
To: Betsey Jolley <BJolley@coastal-engineering.com>; Michelle Miller <MLMiller@co.hernando.fl.us>;
Concetta Cook <ccook@coastal-engineering.com>; Stephanie Rose <SRose@co.hernando.fl.us>
Cc: Nichole Street <nstreet@co.hernando.fl.us>; Alaina Kidd <AKidd@co.hernando.fl.us>; Jessica
Icerman <jicerman@stearnsweaver.com>
Subject: RE: Signs for 2/9/2026 P&Z

 
Dear Betsy,
 
We are preparing the agenda materials for the upcoming Planning and Zoning
Commission meeting and need a formal request to postpone agenda items H-25-39 and
H-25-40.
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Please provide an email requesting that these items be postponed. This email will be
included in the agenda packet to allow the Commission to take action on the
postponement.
 
I need to post the agenda today.
 
Thank you for your assistance. Please let us know if you have any questions.
 
Sincerely,
 

 

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