
Hernando County

Planning & Zoning Commission

Regular Meeting

Minutes

January 9, 2023

MEETING CALLED TO ORDER

The public meeting was called to order at 9:00 AM on Monday, January, 9, 2023, in the John 
Law Ayers Room, Government Center, Brooksville, Florida.  This meeting was advertised in 
the Hernando Sun newspaper and the agenda packet was available on-line at 
www.hernandocounty.us.

Attendee Name Title
Jonathan McDonald Chairman 
W. Steve Hickey Vice Chairman 
Kathryn Birren Regular Member
Michael Kierzynski Regular Member 
Nicholas Holmes Regular Member 
Gregory Arflack Alternate Member
James Lipsey Ex Officio Non-voting Member (School Board Rep.)
Aaron Pool Development Services Director
Michelle Miller Planning Administrator
Omar DePablo Senior Planner
Scott Herring Public Works Director/County Engineer
Alan Congdon Administrative Assistant  III
Robin Reinhart Agenda Coordinator

Invocation

Pledge of Allegiance

Poll Commission for Ex Parte Communications

Comm. Kierzynski  daughter across street Lives accross from one of the Developments but 
hasn't himself had ex parte communications. 

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

County Attorney Statement

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

STAFF ANNOUNCEMENTS

Staff announced  Jim Lipsey Ex Officio Non-voting Member (School Board Rep.)  will be late. 

ANNUAL ELECTION OF OFFICERS

Election of Planning and Zoning Commission Chairman for 2023

Motion
A motion was made by Comm. Mike Kierzynski to elect  Comm. Jonathan McDonald as 
Planning and Zoning Commission Chairman.  The motion was seconded by Comm. Birren 
and carried 5-0.

RESULT: ADOPTED
MOVER: Michael Kierzynski
SECONDER: Kathryn Birren
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

Election of Planning and Zoning Commission Vice Chairman for 2023

Motion
A motion was made by Comm. Kierzynski to elect  Comm. Hickey as Planning and Zoning 
Commission Vice Chairman.  The motion was seconded by Comm. Birren and carried 5-0.

RESULT: ADOPTED
MOVER: Michael Kierzynski
SECONDER: Kathryn Birren
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

APPROVAL/MODIFICATION OF AGENDA (Limited to Staff & Commission)

A motion was made to approve the agenda as written.  The motion carried 5-0.

Motion
D. APPROVAL/MODIFICATION OF AGENDA (Limited to Staff & Commission)

RESULT: ADOPTED
MOVER: Michael Kierzynski
SECONDER: Nicholas Holmes
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

ADOPTION OF THE INFORMATION PACKETS INTO EVIDENCE
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The agenda packet that was submitted to the P&Z included written information regarding all 
cases to be considered, which is needed to be accepted into evidence for the hearing.  
 
The staff recommended the P&Z accept the agenda packet, including the staff reports, into 
evidence as if read aloud in their entirety.

Motion
E. ADOPTION OF THE INFORMATION PACKETS INTO EVIDENCE

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Michael Kierzynski
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

PUBLIC HEARINGS

UNIFIED AGENDA

Mrs. Miller introduced the unified agenda. 

Motion
A Motion was made to adopt the Unified Agenda as submitted.

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Michael Kierzynski
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

CU-22-11 - Jeff Powell:
Conditional Use Permit for a Temporary Security Residence; Southeast side of Broad 
Street, approximately 155' north of its intersection with Kollar Street

CU-22-12 - Lowonder Jernigan:
Conditional Use Permit for a Second Residence; South side of Snow Hill Road, 
approximately 1,986’ west of Brice Drive

STANDARD AGENDA (BOARD SITTING IN ITS QUASI-JUDICIAL CAPACITY)

H-22-71 - Sobel Fund VII, LLC:
Master Plan Revision on Property Zoned CPDP/Combined Planned Development Project 
with General Commercial, Office Professional, and Multifamily uses to add Specific C-2 
Uses and Deviations; Southwest corner of Lake in the Woods Drive and Commercial 
Way (US Hwy 19)

Mrs. Miller introduced the petition.  Mr. DePablo utilized the overhead projector to show the 
location of the subject parcel. 
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Darryl Johnston Esq., representing the petitioner, under oath, discussed the request with the 
Planning and Zoning Commission.

Mrs. Miller advised the Planning and Zoning Commission that the watering of the transplanted 
trees by the Lake in the Woods HOA was not enforceable. 

The following people spoke under oath against the petition: Paul McQuarrie, Dr. Lauren Vidia, 
Consuela Lauer, Evon Caskey, Wayne Burscino, Susan Giordano, Tom St. Claire, Goddfrey 
Eason, Cathy Groom, Andrew Schwartz, Paula Morton, James Haas, Richard Clayton, Molly 
Jamison, Catherine Ihsz-Jentschs, George Drumm, Constance Croak, Garry Petti, J.B. 
Bowles, and Eva Stout.  

Bob Schneider, spoke under oath, in favor of the petition.

Assistant County Attorney Kyle Benda, addressed concerns raised during the public comment 
portion of the hearing. 

Comm. Holmes asked staff about the prior vested approvals. 

Darryl Johnston, addressed the concerns raised during the public comments portion of the 
hearing.  

Discussion ensued about the future location of the proposed 500 unit multifamily apartment 
complex and 150 room Hotel. 

School Board representative, James Lipsey, advised the Planning and Zoning Commission 
that the apartments would only generate approximately 94 students and in November there 
was adequate occupancy.   

Mrs. Miller clarified that there are no mobile homes requested for this application.  She also 
discussed the performance condition related to the concerns raised during Public Comment. 

County Engineer, Scott Herring, under oath, addressed questions about obtaining an 
administrative design variance. 

Mrs. Miller went over the modifications to the performance conditions with the Planning and 
Zoning Commission.

Motion
A motion was made to recommend the Board of County Commissioners adopt a resolution 
approving the petitioners request with modified performance conditions.

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Nicholas Holmes
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes
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H-22-75 - Jesus Espinal:
Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-2); West side of 
Shasta Street approximately 355' north of its intersection with Square Stone Street

Mrs. Miller introduced the petition.  Mr. DePablo utilized the overhead projector to show the 
location of the subject parcel.  

Jesus Espinal, the petitioner, under oath, discussed the petition with the Planning and Zoning 
Commission. 

No public comment was offered by the audience. 

Motion
A motion was made to recommend the Board of County Commissioners adopt a resolution 
approving the petitioner's request.

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Michael Kierzynski
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

H-22-76 - Oak Development Group, LLC:
Rezoning from AG (Agricultural) to PDP(SF)/Planned Development Project (Single 
Family) and PDP(SU)/Planned Development Project (Special Use) with Deviations; 
Eastern terminus of Godwit Avenue and Gyrafalcon Avenue and south of Seely Lane

Mrs. Miller introduced the petition.  Mr. DePablo utilized the overhead projector to show the 
location of the subject parcel.

Jessicia Icerman, representing the petitioner, under oath, discussed the request with the 
Planning and Zoning Commission.

Cynthia Spidell, representing the petitioner, under oath, discussed the request with the 
Planning and Zoning Commission. 

The following people spoke under oath against the petition: Bruce Abrahamson, Randy 
MCElroy, Cedric Bedford, Joseph Purta, Jennifer Berkel, Terrie Dyer, John Larry, Joanna 
Larry, James Robison, Noreen Phillips.  

Gary Schraut, representing the property owner, under oath,  spoke on be half of the petitioner .

Jessica Icerman, addressed the concerns expressed during the public comment period.

County Engineer, Scott Herring, under oath, addressed concerns raised about the roads in the 
area of the proposed development. 

Comm. Birren expressed concerns regarding the roads, and construction access in to the 
project.
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Scott Herring also advised that he wanted the developer to provide construction accesses 
plan provided to county engineers office.

Comm. Hickey requested construction access be added to the conditions of approval. Mrs. 
Miller  advised  that staff will add a preformance condition that states that "The developer will 
need to provide a construction accesses plan to be submitted and approved by the county 
engineers office."

Comm. McDonald expressed concern about the traffic on Madrid Avenue.  

Michael Razor, transportation consultant for the petitioner, under oath, advised that a they are 
in the process of working on a traffic study with the county. 

Discussion ensued.

Andrew Eiland, engineer for the petitioner, under oath, addressed concerns about the 
property's previous use as a shooting range. 

Motion
A motion was made to recommend the Board of County Commissioners adopt a resolution 
approving the petitioner's request with modified performance conditions.

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Kathryn Birren
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

H-22-78 - Elizabeth A Richards:
Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-2); South side of 
Solway Drive at its intersection with Octavia Way.

Mrs. Miller advised they are requesting postponement due in adequate pubilc notice. 

Motion
A motion was made to request for a postponement due to advertising, the petitioner incurring 
all re-advertising costs.

H-22-80 - Sueann Gouin:
Rezoning from AR-2 (Agricultural/Residential-2) to AG (Agricultural); North side of Sun 
Road at its western terminus

Mrs. Miller introduced the application.  Mr. DePablo is utilized the overhead projector to show 
the location of the subject parcel.  

Sueann Gouin, the petitioner, under oath discussed the petition with the Planning and Zoning 
Petition. 
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No public comment was offered by the audience.

Motion
A motion was made to recommend the Board of County Commissioners adopt a resolution 
approving the petitioner's request.

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Michael Kierzynski
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

H-22-82 - David Kerns:
Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-2); West side of the 
Southern Terminus of Slingshot Drive

Mrs. Miller introduced the petition.  Mr. DePablo utilized the overhead projector to show the 
location of the subject parcel.  

Caroline Justice, representing the petitioner, under oath, discussed the request with the 
Planning and Zoning Commission. 

No public comment was offered by the audience.

Motion
A motion was made to recommend the Board of County Commissioners adopt a resolution 
approving the petitioner's request.

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Michael Kierzynski
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

H-22-79 - Luis Puerto and Brenda Puerto:
Master Plan Revision on Property Zoned PDP(NC)/Planned Development Project 
(Neighborhood Commercial); North side of County Line Road, approximately 670' east 
of Cobblestone Drive

Mrs. Miller introduced the petition.  Mr. DePablo utilized the overhead projector to show the 
location of the subject parcel. 

The petitioner was not present. Staff is seeking postponement, with the petitioner incurring all 
re-advertising cost. 

Motion
A motion was made to postpone the petition to a future hearing with the petitioner incurring all 
re-advertising costs.
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RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Nicholas Holmes
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

H-22-65 - Tri County Development Inc.:
Rezoning the from PDP(SU)/Planned Development Project (Special Use) to 
PDP(MF)/Planned Development Project (Multifamily) with Deviations; Northeast corner 
of Henderson Street and Mariner Boulevard

Mrs. Miller introduced the petition.  Mr. DePablo utilized the overhead projector to show the 
location of the subject parcel. 

Don Lacey AICP,  representing the petitioner, under oath, discussed the request with the 
Planning and Zoning Commission. 

Alex Deeb, the petitioner, under oath, discussed the project with the Planning and Zoning 
Commission.

No public comment was offered by the audience. 

James Lipsey, representing the School Board, asked staff about a formal covenant regarding 
age restriction.   Discussion ensued.

Cliff Manual P.E., representing the applicant, under oath, addressed concerns about the 
requested deviation from set-backs. 

Discussion ensued about YMCA membership and the proposed development.

Motion
A motion was made to recommend the Board of County Commissioners adopt a resolution 
approving the petitioner's request with modified performance conditions.

RESULT: ADOPTED
MOVER: Michael Kierzynski
SECONDER: Nicholas Holmes
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

H-22-68 - HDA Architects, Inc.:
Rezoning from PDP(CP)/Planned Development Project (Corporate Park) to 
PDP(GC)/Planned Development Project (General Commercial).; East Side of Anderson 
Snow Road, approximately 365' north of its intersection with Corporate Boulevard

Mrs. Miller introduced the petition.  Mr. DePablo utilized the overhead projector to show the 
location of the subject parcel.  

Mike Noyes, the petitioner, under oath, discussed the petition with the Planning and Zoning 
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Commission.  

No public comment was offered by the audience.  

Comm. Berrin inquired about sound proofing for the kennel area. 

Motion
A motion was made to recommend the Board of County Commissioners adopt a resolution 
approving the petitioner's request with unmodified performance conditions.

RESULT: ADOPTED
MOVER: Kathryn Birren
SECONDER: Michael Kierzynski
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

H-22-69 - 235 Cobblestone Drive, LLC:
Master Plan Revision on Property Zoned PDP(NC)/Planned Development Project 
(Neighborhood Commercial) with specific C-1 uses and Deviations; Northwest corner of 
County Line Road and Cobblestone Drive

Mrs. Miller introduced the petition.  Mr. DePablo utilized the overhead projector to show the 
subject location.  

Don Lacey AICP, representing the petitioner, under oath, discussed the petition with the 
Planning and Zoning Commission. 

Mathew Rollins, under oath, spoke against the petition. 

Don Lacey AICP,  addressed the concerns raised by Mr. Rollins.  In response to Comm. 
Hickey, Mr. Lacey indicated the applicant would be ok with increasing the western buffer to 20 
feet.  

Motion
A motion was made to recommend the Board of County Commissioners adopt a resolution 
approving the petitioner's request, with modified preformance conditions.

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Michael Kierzynski
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

H-22-74 - Tim Oldemoppen:
Rezoning from AG (Agriculture), C-2 (Highway Commercial) and R-1B (Residential) to 
PDP(MH)/Planned Development Project (Mobile Home); West side of Commercial Way 
(US HWY 19) between its intersection with Lake In The Woods Drive and Brandy Drive

Mrs. Miller introduced the petition. Mr. DePablo utilitized the overhead projector to show the 
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subject location.  

Christopher Hartman, representing the petitioner, under oath, requested a postponement .

Motion
A motion was made to postpone the petition to a future hearing date, with the applicant 
incurring all re-advertising fees.

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Michael Kierzynski
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

H-22-81 - Proud Pelican Construction, Inc.:
Revision of Master Plan on a Property Zoned PDP(GHC)/ Planned Development Project 
(General Highway Commercial); Northwest corner of the intersection of Cortez Blvd (SR 
50), Barclay Avenue and Brookridge Central Boulevard

Mrs. Miller introduced the petition.  Mr. DePablo utilized the overhead projector to show the 
location of the subject parcel. 

Don Lacey AICP, representing the applicant, under oath,  discussed the request with the 
Planning and Zoning Commission.  

No public comment was offered by the audience. 

Comm. Holmes inquired about a fence along the bay door along the reverse frontage road. 

Don Lacey AICP, addressed Comm.Holmes concerns. 

Motion
A motion was made to recommend the Board of County Commissioners adopt a resolution to 
approve the petitioner's request with unmodified performance conditions.

RESULT: ADOPTED
MOVER: Michael Kierzynski
SECONDER: W. Steven  Hickey
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

H-22-83 - Maya Motels, Inc.:
Rezoning from C-1 (General Commercial) and C-2 (Highway Commercial) to 
PDP(MF)/Planned Development Project (Multifamily) with Deviations; North side of 
Cortez Boulevard (SR 50), approximately 300' west of Deltona Boulevard

Mrs. Miller introduced the petition.   Mr. DePablo utilized the overhead projector to show the 
location of the subject parcel. 
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Wayne Walker,representing the petitioner, under oath,  discussed the request with the 
Planning and Zoning Commission. 

Eugene Gavin, under oath, spoke against the petition. 

Wayne Walker addressed the concerns raised by Mr. Gavin.

Discussion ensued about affordable housing. 

Motion
A motion was made to recommend the Board of County Commissioners adopt a resolution 
approving the petitioner's request with performance conditions.

RESULT: ADOPTED
MOVER: Michael Kierzynski
SECONDER: Kathryn Birren
AYES: Hickey, Kierzynski, McDonald, Birren and Holmes

COMMISSIONERS AND STAFF ISSUES

Discussion ensued about the presentation of materials. 

Discussion of the unified agenda

ADJOURNMENT

The meeting was adjourned at 2:00 P.M.
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Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11626
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Election of Planning and Zoning Commission Chairman for 2023
TITLE

BRIEF OVERVIEW
Election of Chairman

FINANCIAL IMPACT
N/A

LEGAL NOTE
N/A

RECOMMENDATION
It is recommend that the Planning and Zoning Commission Elect a Chairman for 2023.

Michelle Miller Approved 12/28/2022   5:13 PM
Alan Congdon Approved 12/30/2022   2:40 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Michael Kierzynski
SECONDER: Kathryn Birren

Hickey, Kierzynski, McDonald, Birren and HolmesAYES:

Page 1
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Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11627
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

Election of Planning and Zoning Commission Vice Chairman for 2023
TITLE

BRIEF OVERVIEW
Election of Vice Chairman for 2023

FINANCIAL IMPACT
N/A

LEGAL NOTE
N/A

RECOMMENDATION
It is recommended that the Planning and Zoning Commission elect a Vice Chairman for 2023.

Michelle Miller Approved 12/28/2022   5:13 PM
Alan Congdon Approved 12/30/2022   2:39 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Michael Kierzynski
SECONDER: Kathryn Birren

Hickey, Kierzynski, McDonald, Birren and HolmesAYES:
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13



Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11588
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

CU-22-11 - Jeff Powell:
Conditional Use Permit for a Temporary Security Residence; Southeast side of Broad Street, 
approximately 155' north of its intersection with Kollar Street

TITLE

BRIEF OVERVIEW
Request:
Conditional Use Permit for a Temporary Security Residence

General Location:
Southeast side of Broad Street, approximately 155' north of its intersection with Kollar Street

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 temporary security residence for a period of up to one (1) year with performance 
conditions

Michelle Miller Approved 12/28/2022   5:09 PM
Aaron Pool Approved 12/30/2022  11:57 AM
Kyle Benda Approved 12/29/2022   3:36 PM

REVIEW PROCESS

Page 1
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F:\Conditional Use Permits\CU-22-11 Jeff Powell\Staff Report\CU2211 Staff Report.Docx 1 

STAFF REPORT 

HEARINGS: Planning & Zoning Commission:  January 09, 2023 

APPLICANT: Jeff Powell 

FILE NUMBER: CU-22-11 

REQUEST: Conditional Use Permit to for a Temporary Security 
Residence 

GENERAL 
LOCATION: Southeast side of Broad Street, approximately 155' north of 

its intersection with Kollar Street 

PARCEL KEY  
NUMBER: 197815 

APPLICANT’S REQUEST:  

The petitioner has submitted a request for a conditional use permit for a temporary 
security residence on a 1.3-acre parcel for the construction of a homestead; the 
petitioner has previously received approval for a 6-month temporary travel trailer 
permit that has since expired. The proposed security residence is 8' x 25'. The RV 
will continue to provide security for the site and allow the petitioner to be near the 
home during its renovation / reconstruction over the next year.   

SITE CHARACTERISTICS: 

Site Size: 1.3 acres 

Surrounding Zoning  
& Land Uses: North: R-1A (Residential-1A), Single-family home 

South: R-1A (Residential-1A), Undeveloped 
East: R-1A (Residential-1A), Single-family home 
West: R-1B (Residential-1B), Single-family home 

Current Zoning: R-1A (Residential-1A) 

Future Land Use 
Map Designation: Residential 
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UTILITIES REVIEW: 

The Hernando County Utilities Department (HCUD) has reviewed the petitioner’s 
request and indicated the following: 

• HCUD does not currently supply water or sewer service to this parcel.  Water and 
sewer service are not available to this parcel.   

• HCUD has no objection to the requested Conditional Use Permit to allow a travel 
trailer to be placed on site while home is being built, subject to Health Department 
approval of an appropriate Onsite Sewage Treatment and Disposal System.   

ENGINEERING REVIEW: 

The Hernando County Engineering Department has reviewed the requested and 
indicated that the property is located outside the 1% annual chance floodplain.  

LAND USE REVIEW: 

Minimum County setbacks required in the R-1A (Residential-1) district are: 

• 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 has the ability to grant a conditional use permit for a period up to two 
years if they determine that a hardship exists. 

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 determine whether 
a hardship exists; if such a determination is made, the Planning & Zoning 
Commission may approve the request for a temporary security residence for a 
period of up to one (1) year 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 remove the security residence upon termination of the 
permit, or when the hardship no longer exists. 

3. The petitioner must receive Health Department approval of an appropriate 
Onsite Sewage Treatment and Disposal System.  This approval shall be 
provided to the zoning department as a part of the conditional use permit. 

4. The conditional use shall expire on January 9, 2024.  At this time the 
applicant may apply for a renewal for an additional two years. 
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Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11589
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

CU-22-12 - Lowonder Jernigan:
Conditional Use Permit for a Second Residence; South side of Snow Hill Road, approximately 
1,986’ west of Brice Drive

TITLE

BRIEF OVERVIEW
Request:
Conditional Use Permit for a Second Residence

General Location:
South side of Snow Hill Road, approximately 1,986’ west of Brice Drive

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. 

Article V, Section 4(A)(2) permits the following, with planning and zoning commission 
approval: Temporary second principal building on one lot of record in cases of extreme 
personal hardship.  Article V, Section 4(G)(3) provides: "No conditional use permit shall be 
issued for a period to exceed two (2) years unless otherwise specified in this ordinance. 
However, conditional use permits may be renewed or extended upon reapplication."

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 second residence for a period of up to two (2) years with performance conditions

Michelle Miller Approved 12/28/2022   5:10 PM
Aaron Pool Approved 12/30/2022  11:50 AM
Kyle Benda Approved 12/29/2022   3:37 PM

REVIEW PROCESS

Page 1
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission:  January 9, 2023 

APPLICANT: Lowonder Jernigan 

FILE NUMBER: CU-22-12 

REQUEST: Conditional Use Permit for a Second Residence 

GENERAL 
LOCATION: South side of Snow Hill Road, approximately 1,986’ west of 

Brice Drive 

PARCEL KEY  
NUMBER: 946276 

APPLICANT’S REQUEST:  

The applicant is requesting approval to place a second residence on the subject 
property due to a medical hardship.  The petitioner has provided a physician’s letter 
indicating the need of being near family to receive the necessary care; the letter is 
part of the public record file. 

SITE CHARACTERISTICS: 

Site Size: 1.0 acres 

Surrounding Zoning  
& Land Uses: North: AG (Agricultural) 

South: AG (Agricultural) 
East: AG (Agricultural) 
West: AG (Agricultural) 

Current Zoning: AG (Agricultural) 

Future Land Use 
Map Designation: Rural 

UTILITIES REVIEW: 

The Hernando County Utilities Department (HCUD) does not currently supply 
water or sewer service to this parcel and are not available to this parcel.  HCUD 
has no objection to the request, subject to Health Department approval of an 
appropriate Onsite Sewage Treatment and Disposal System.   
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ENGINEERING REVIEW: 

The site is located on the south side of Snow Hill Road, approximately 1,986’ west 
of Brice Drive.  The petitioner has not indicated any additional driveways at this 
time. The Engineering Department has reviewed the request and indicated the 
following: 

 Driveway must be improved to current County standards.  Obtain Right of 
Way Use permit to install driveway apron for connection to paved County 
maintained roadway. 

LAND USE REVIEW: 

Minimum Building Setbacks Required in the AG (Agricultural) District: 

 Front: 75' 
 Side: 35' 
 Rear: 50' 

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

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 determine whether 
a hardship exists; if such a determination is made, the Planning & Zoning 
Commission may approve the request for a second residence for a period of up to 
two (2) years with the following performance conditions: 

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

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

3. The conditional use shall expire on January 9, 2025.  At this time the 
applicant may apply for a renewal for an additional two years.
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P&Z ACTION: 

 
On October 31, 2022, the Planning and Zoning Commission voted 4-0 to approve 
the petitioner’s request for a Conditional Use Permit for a Second Residence for 
a period of two (2) years 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. The petitioner shall remove the second residence upon termination of the 
permit, or when the hardship no longer exists. 

3. The conditional use shall expire on October 31, 2024.  At this time the 
applicant may apply for a renewal for an additional two years. 

4. The driveway for the property shall be Error! Reference source not found.  
To accomplish this, the petitioner shall Driveway must be improved to 
current County standards.  Obtain Right of Way Use permit to install 
driveway apron for connection to paved County maintained roadway. 

5.  
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Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11594
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

H-22-71 - Sobel Fund VII, LLC:
Master Plan Revision on Property Zoned CPDP/Combined Planned Development Project with 
General Commercial, Office Professional, and Multifamily uses to add Specific C-2 Uses and 
Deviations; Southwest corner of Lake in the Woods Drive and Commercial Way (US Hwy 19)

TITLE

BRIEF OVERVIEW
Request:
Master Plan Revision on Property Zoned CPDP/Combined Planned Development Project with 
General Commercial, Office Professional, and Multifamily uses to add Specific C-2 Uses and 
Deviations

General Location:
Southwest corner of Lake in the Woods Drive and Commercial Way (US Hwy 19)

Hearing Detail:
This petition was postponed from the December 12, 2022, P&Z hearing.

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution Establishing a Master Plan Revision on Property 
Zoned CPDP/Combined Planned Development Project with General Commercial, Office 
Professional, and Multifamily uses to add Specific C-2 Uses and Deviations, and performance 
conditions

Michelle Miller Approved 12/28/2022   5:11 PM
Aaron Pool Approved 12/30/2022  11:50 AM
Kyle Benda Approved 12/29/2022   3:37 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: W. Steven  Hickey

Page 1
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P&Z Agenda Item (ID # 11594) Meeting of January 9, 2023

SECONDER: Nicholas Holmes
Hickey, Kierzynski, McDonald, Birren and HolmesAYES:

Page 2
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REVISED STAFF RECOMMENDATION 

It is recommended that the Planning and Zoning Commission recommend the Board 
of County Commissioners adopt a resolution Establishing a Master Plan Revision on 
Property Zoned CPDP/Combined Planned Development Project with General 
Commercial, Office Professional, and Multifamily uses to add Specific C-2 Uses and 
Deviations, and the following performance conditions: 

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

2. A faunal (wildlife) survey shall be prepared by a qualified professional.  The 
petitioner is required to comply with all applicable FWC regulations and 
permitting. 

3. 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, as applicable. 

4. C-2 uses shall be limited to the following: 

 Mini Warehouse 
 Drive-In Restaurants 
 Tire and Automotive Accessory Establishment 
 Automobile Service Establishments 

5. The wetland line shall be delineated on all plats and plans (Strategy 
10.03B(1)). 

6. The alteration of Class II wetlands is discouraged.  If feasible alternatives 
are not viable, alteration should be limited to 25% of the wetland area and 
be designed in a manner that maintains the cross-sectional volume and 
primary hydrologic flow of the wetland (Strategy 10.03B(4)). 

7. A vegetated buffer averaging a minimum of 25' feet in width and no narrower 
than 15' in width shall be maintained by development adjacent to Class I 
and/or Class II wetlands. No development is allowed in the buffer except for 
walkways or boardwalks used for access or recreation. (Strategy 
10.03B(8)). 

8. The landscape plan shall be designed to provide clear sight windows and 
sight triangles at all points of external access and to the internal roadways. 

9. An assessment of the Special Protection Areas (SPAs) is required to 
determine if they are vulnerable features with the potential to discharge 
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directly to the groundwater or expose the aquifer.  Provide field analysis and 
geotechnical assessment to determine if the SPAs require abandonment 
under the Groundwater Protection Ordinance prior to development.  
Specific prohibited uses apply to the 500’ buffers around SPAs. Abandoned 
SPAs shall be updated in the Central GIS feature class.   

10. A Cultural resource assessment survey shall be performed by a qualified 
professional and submitted to the County prior to development. In the event 
that archaeological artifacts are discovered during construction, the 
Developer shall stop construction in that area and immediately notify the 
Compliance Section of the Division of Historical Resources of the Florida 
Department of State. 

11. The petitioner shall conduct a geotechnical/geophysical assessment in 
drainage retention areas associated with multifamily development if 
required by Hernando County Facility Design Guidelines. 

12. Minimum Commercial Building Setbacks: 

US Hwy 19: 75' (Deviation from 125') 
Frontage Road: 35' 
Lake in the Woods Drive: 75' (West of Rachel); 35' (East of Rachel) 
West Property Line: 20' 

Minimum Commercial Internal Setbacks: 

Internal Setback: 20' 

13. 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. 

14. The Multi-Family development shall provide two means of access. One of 
the access points shall be a boulevard entrance. 

15. The development shall be limit to a total of 500 units.   

16. The petitioner shall be required to provide a water and sewer capacity 
analysis and connect to the central water and sewer systems at time of 
vertical construction.   

17. The project shall meet the minimum sign standards as required by the 
County LDRs.  The predominant sign material shall be similar to the material 
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(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 the Hernando County Code of Ordinances. 

18. The development shall meet the minimum LDR design standards for large 
retail development in Article III, Appendix A (Zoning). 

19. The petitioner shall be required to provide interconnectivity and cross-
connection between outparcels. 

20. A Frontage Road is required for the entire frontage of Commercial Way/US 
Hwy 19.  The Frontage Road shall connect into the Frontage Road south of 
this project. 

21. A Traffic Access Analysis is required.  Refer to Hernando County Facility 
Design Guidelines Sheet IV-18. Any improvements identified by the Traffic 
Access Analysis shall be the responsibility of the developer. 

22. In the event the Traffic Access Analysis triggers a traffic signal, the 
developer shall be responsible for the installation of the signal. 

23. The Parking and Layout shall meet Hernando County Standards. 

24. Only two driveways are allowed on Commercial Way or Lake in The Woods 
Drive, an Administrative Design Variance will be required to be submitted 
for approval. 

25. Parcels along Commercial Way/ US Hwy 19 will require FDOT Access and 
Drainage permits. 

21. All lighting for the multifamily shall be full cut off fixtures in order to prevent 
any light spillage into neighboring parcels. 

22. Due to the scale of the proposed development, the developer shall 
coordinate the installation of a transit stop and/or facility for the proposed 
project with the Hernando County Transit Division. 

23. The commercial Tree Preservation Density and 5% Natural Tree 
Preservation Areas shall be permitted for relocation into the Multifamily and 
Townhome portions of the project. The multifamily and townhomes shall be 
required to meet the minimum prospective requirements and the relocated 
5% Natural Tree Preservation Areas shall be dedicated preservation tracts. 
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24.  A thirty-five (35) foot wide buffer screened at 80% opacity at a height of six 
(6) feet above finished grade shall run along each rear and/or side property 
line which abuts any residential or agricultural zoned property. This buffer 
may be split between the commercial and residential portions of the site, 
internal to the development, as long as the total buffer width meets or 
exceeds the 35´ requirements.  

25.  The development shall be allowed the following signs as part of an overall 
comprehensive sign plan (submitted at commercial site plan review):  

 One sign per every two outparcels;  
 2 monument signs for the apartment complex 
 1 future development monument sign 
 1 single directional monument sign along Lake in the Woods 
 1 single directional monument sign along US Highway 19  

26. The petitioner shall provide a master plan in compliance with all of 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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BCC ACTION:  

On December 13, 2022, the Board of County Commissioners voted 5-0 to postpone 
the petitioner’s request to Establish a Master Plan Revision on Property Zoned 
CPDP/Combined Planned Development Project with General Commercial, Office 
Professional, and Multifamily uses to add Specific C-2 Uses and Deviations to the 
January 10, 2023, meeting.  
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P&Z ACTION: 

On November 14, 2022, the Planning and Zoning Commission voted 4-0 to postpone 
the petitioner’s request to Establish a Master Plan Revision on Property Zoned 
CPDP/Combined Planned Development Project with General Commercial, Office 
Professional, and Multifamily uses to add Specific C-2 Uses and Deviations to the 
December 12, 2022, hearing date, at 9:00 AM, due to the applicant not fulfilling all 
advertising requirements for the application. The applicant will be responsible for the 
cost of re-advertising. 

P&Z ACTION: 

On December 12, 2022, the Planning and Zoning Commission voted 4-0 to postpone 
the petitioner’s request to Establish a Master Plan Revision on Property Zoned 
CPDP/Combined Planned Development Project with General Commercial, Office 
Professional, and Multifamily uses to add Specific C-2 Uses and Deviations to the 
January 9, 2023, hearing date, at 9:00 AM. The applicant will be responsible for all 
sign re-posting fees. 
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 STAFF REPORT 

HEARINGS: Planning & Zoning Commission: November 14, 2022 
 Board of County Commissioners: December 13, 2022 

Planning & Zoning Commission: December 12, 2022 
Board of County Commissioners: January 10, 2022 

APPLICANT: Sobel Fund VII, LLC 

FILE NUMBER:  H-22-71 

REQUEST: Master Plan Revision on Property Zoned CPDP/Combined Planned 
Development Project with General Commercial, Office Professional, 
and Multifamily uses to add Specific C-2 Uses and Deviations 

GENERAL 
LOCATION: Southwest corner of Lake in the Woods Drive and Commercial Way 

(US Hwy 19)  

PARCEL KEY 
NUMBERS: 376042 

APPLICANT’S REQUEST 

On March 10, 2009, the Board of County Commissioners approved a rezoning on the 
subject site from AG/(Agricultural) and R-1B/(Residential) to CPDP/Combined 
Planned Development Project to include General Commercial with limited C-2 uses, 
Multifamily, Office Professional with limited C-1 uses, and a Congregate Care Facility. 
The request also included several setback deviations. At the time the petitioner 
proposed a large retail development of 394,000 square feet of mixed commercial uses 
and 225 units of multifamily. Since approved, no development has occurred on the 
property and the master plan has expired. 

The petitioners current request is to revise the previously approved master plan on 
the subject 72.5 acre site. The proposed revision includes increase to the multifamily 
units and the overall commercial square footage. The proposed development is as 
follows: 

 Retail Plaza with 14 out-parcels: maximum 450,000 Sq. Ft. 

 Four Story Hotel: 150 room, located on the north portion of the site west of 
Walgreens and adjacent to existing commercial. 

 Climate Controlled Self-Storage Facility: 120,000 Sq. Ft.; located on 
the south portion of the site 
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 Multifamily: 500 units; located on the north end of development 

 Specific C-2 Uses: Mini Warehouse, Drive-In Restaurants and Tire 
and Automotive Accessory Establishment 

 Commercial Way Deviation: From 125’ to 75’ to accommodate 
reverse frontage road. 

SITE CHARACTERISTICS 

Site Size: 72.5 Acres 

Surrounding Zoning 

Land Uses: North: PDP(SF), (GC); Single Family, Medical, 
 Publix/Target Plaza 

South: PDP(GC); Self Storage, Office/Warehouse 

East: PDP(GC); Misc. Commercial Uses  

West: AG; Conservation  

Current Zoning: CPDP/Combined Planned Development Project with 
General Commercial, Office Professional, and 
Multifamily 

Future Land Use 
Map Designation:  Residential 
 
Flood Zone:   X; with small portions of AE 

ENVIRONMENTAL REVIEW 

Soil Type: Candler Fine Sand and Mayakka Fine Sand. 

Comments: Candler Fine Sand provides habitat suitable for gopher 
tortoises (a listed species) and commensal species. A 
comprehensive faunal (wildlife) survey shall be prepared by a 
qualified professional prior to the construction plans stage of 
development.  The petitioner is required to comply with all 
applicable FWC regulations and permitting. 
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Protection 
Features: There are two Special Protection Areas (labeled picks) on this parcel 
next to Commercial Way.  The rear of the property is within a Karst sensitive area.  
The site does not contain Wellhead Protection Areas (WHPAs).  

Comments: An assessment of the Special Protection Areas (SPAs) is 
required to determine if they are vulnerable features with the 
potential to discharge directly to the groundwater or expose 
the aquifer. Provide field analysis and geotechnical 
assessment to determine if the SPAs require abandonment 
under the Groundwater Protection Ordinance prior to 
development.  Prohibited uses within the 500’ buffers around 
SPAs include but are not limited to major and minor 
automotive and tire repair, maintenance and commercial car 
washes, new underground storage tanks, oil change stations, 
and marine repair shops/paint shops.  The petitioner shall 
provide updated GIS shape files to the County that reflect any 
abandoned SPAs to update the County Central GIS system.  

Hydrologic  
Features: There is a Class II Wetland on the northwest corner of the property.   

Comments: Wetlands shall be delineated on all plats and plans (Strategy 
10.03B(1)).   

The alteration of Class II wetlands is discouraged.  If feasible 
alternatives are not viable, alteration should be limited to 25% 
of the wetland area and be designed in a manner that 
maintains the cross-sectional volume and primary hydrologic 
flow of the wetland (Strategy 10.03B(4)).   

A vegetated buffer averaging a minimum of 25' in width (and 
no part of the buffer being less than 15' wide) shall be 
maintained by development adjacent to Class II wetlands.  No 
development is allowed in the wetlands buffer except for 
walkways or boardwalks used for access or recreation. 
(Strategy 10.03B(8)). 

Habitat: Sandhill, Cypress and Mesic Flatwoods. 

Water Quality: The proposed project is located within the Weeki Wachee 
Basin Action Management Plan (BMAP), the Weeki Wachee 
Priority Focus Area (PFA), and the Weeki Wachee 
Outstanding Florida Springshed (OFS) identified by FDEP as 
contributing nutrients to the Weeki Wachee Riverine System.   
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Comments: The petitioner shall meet the minimum requirements of the 
Florida Yards & Neighborhoods (FYN) Program.  Landscape 
plans must comply with the Florida-Friendly Landscaping™ 
principles and design techniques for all required landscaping.  

A wildlife survey shall be prepared by a qualified professional 
to identify listed species present prior to any development 
activities.  The petitioner is required to comply with all 
applicable FWC regulations. 

UTILITIES REVIEW 

The Hernando County Utilities Department does not currently supply water or sewer 
service to this parcel.  There is an existing 16-inch water main that runs along the west 
side of Commercial Way.  There is an existing 15-inch sewer gravity main that also 
runs along the west side of Commercial Way.  HCUD has no objection to the request 
subject to a utility capacity analysis and connection to the central water and sewer 
systems at time of vertical construction. 

ENGINEERING REVIEW 

The subject site is located at the southwest corner of Lake in the Woods Drive and 
Commercial Way (US Hwy 19). The proposed reverse frontage road and access 
drives from US Hwy 19 will provide access to the commercial and residential areas 
within the project. Direct access to US Hwy 19 will be available at three locations, 
including one full median intersection (southernmost entrance) which will be extended 
to the reverse frontage road and will be emphasized as the projects primary point of 
access. This intersection can also function as an “alternative” route for existing traffic 
on The Lake in the Woods Drive (via reverse frontage road). One access point is 
proposed to Lake in the wood Drive which will align with Rachel Boulevard. 

The County Engineer reviewed the petitioner request and indicated the following: 

 Development on the site must conform to the stormwater design 
requirements of Hernando County Facility Design Guideline and Southwest 
Florida Water Management District Environmental Resource Permit process.  

 A Frontage Road is required for the entire frontage of Commercial Way/US 
Hwy 19.  The Frontage Road shall connect into the Frontage Road south of 
this project. 

 Concerns are noted with the southernmost access with property to the south. 

 A Traffic Access Analysis is required.  Refer to Hernando County Facility 
Design Guidelines Sheet IV-18. 
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 Any improvements identified by the Traffic Access Analysis shall be the 
responsibility of the developer to install.  

 If the Traffic Access Analysis triggers a traffic signal, the developer shall be 
responsible for the installation of the signal. 

 The Parking and Layout shall meet Hernando County Standards. 

 Only two driveways are allowed on Commercial Way or Lake in The Woods 
Drive, conceptually no concerns, an Administrative Design Variance will be 
required to be submitted for approval. 

 Parcels along Commercial Way/ US Hwy 19 will require FDOT Access and 
Drainage permits. 

 This property contains four floodplains in the front (US Hwy 19) half of the site 
and one larger area at the west end of the site. Development within the 
floodplain requires specific permitting and mitigation to preserve floodplain 
volume. Certifications of “no net rise” will be required for floodplains that 
extend off site. 

LAND USE REVIEW 

Setbacks 

Proposed Perimeter Setbacks: 

 US Hwy 19: 75' (Deviation from 125') 
 Frontage Road: 35' 
 Lake in the Woods Drive: 75' (West of Rachel); 35´(East of Rachel) 
 West Property Line: 20' 

Comments: Internal setbacks for the outparcels have not been provided. 

Large Retail Development 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 considered a large retail 
development and as such must comply with the standards provided for in the 
LDRs. The standards include, but are not limited to, architectural style, parking 
design, internal pedestrian circulation, and buffering. The master plan approval is 
a conceptual review. All applicable LDRs relating to large retail development must 
be met at the time of permit review. 

The petitioner is proposing a Large Retail Development of approximately 570,000 
square feet of commercial square footage. The County’s LDRs provide that 
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development greater than 65,000 square feet in size require approval as a Planned 
Development Project. Because of the intensity of development, the County may 
require additional conditions to ensure appropriateness at a particular location. The 
following items are those the County must address under the Large Retail 
Development requirements: 

(1) 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. 

(2) Hours of operation shall be provided, and may be limited by the 
governing body, as necessary, to ensure compatibility with 
surrounding land uses. For facilities that propose to operate 24 
hours a day, manned parking lot security may be required by 
the county between the hours of 10:00 PM and Sunrise. 

(3) 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. 

(4) All outdoor lighting shall meet the specific use regulations for 
commercial lighting under Article III. 

(5) All on site advertising signs, including out parcels, shall be 
designed as part of a complete signage system. and shall be 
limited to mound 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. 

Comments: The predominant sign material shall be similar to the material 
(e.g., brick, stone, etc.) of the buildings developed on the 
subject property. 
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The petitioner has requested the following signs for the 
development:  

 One sign per every outparcel;  
 2 monument signs for the apartment complex 
 1 future development monument sign 
 1 single directional monument sign along Lake in the 

Woods 
 1 single directional monument sign along US Highway 

19  

If the master plan is approved, it should be limited to one sign 
per every two outparcels to avoid creating visual clutter along 
US Highway 19.  

(6) The master plan shall meet the following increased setbacks 
and buffering requirements: 

(a) 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. 

(b) 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. 

(7) The site design shall provide that pedestrian circulation is 
coordinated on-site and between adjacent properties providing 
for pedestrian circulation between complementary uses. 

(8) All internal walkways shall comply with Florida Accessibility 
Code design standards.  Additionally, all internal pedestrian 

50



Hernando County Planning Department Staff Report H-22-71 

F:\Rezonings\H-22-71 Sobel Fund VII, LLC\Staff Report\H2271 Staff Report.Docx 8 

walkways shall be distinguished from driving surfaces through 
the use of durable, low maintenance surface materials such as 
pavers, scored concrete or stamped asphalt to the extent not 
inconsistent with said standards. 

(9) Transit facilities, including but limited to bus stops, pull out 
lanes, transit related signage, shelters and bicycle racks for 
transit users, shall be provided as determined by the County to 
accommodate transit service. 

The County Design Standards for large retail projects provide guidelines for 
creating safer, efficient, pedestrian-friendly projects with human scale orientation, 
while discouraging large, nondescript buildings and “unfriendly” pedestrian design, 
limited landscaping, and vast non-shaded parking lots. The petitioner will be 
required to submit detailed elevation plans and/or renderings at the time of 
permitting illustrating the proposed facade and site design in order to assure the 
proposed structure is architecturally appealing and meets County design 
requirements. 

Signage Standards 

The petitioner has not indicated the sizes or heights of the projects proposed signs. 
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 – Maximum fifty (50) square feet of sign area. 

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 subsection (1) herein. 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 Sq Ft in area: 5' from property line 
 75 Sq Ft and up to 150 Sq Ft in area: 10' from property line 
 150 Sq Ft or greater: 20' from property line 
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Commercial Buffering  

The petitioner must provide a 20' landscape buffer with 80% opacity along Lake in 
the Woods Drive and provide the minimum buffer requirements for the reminder of 
the project as required by the Large Retail Development and Commercial Design 
standards. 

Multifamily 

The master plan submitted is conceptual in nature.  The final design and 
development of the site will have to comply with the County’s LDRs relating to 
multifamily development. The standards address the provision of minimum open 
space, internal setbacks, separation between buildings, building design, 
pedestrian connections, sidewalks, parking, etc. 

Setback 

Proposed Building Setbacks: 
 Access Drive: 20' 
 Lake in the Woods Drive: 75' 
 North Property Line 20' 
 West Property Line: 20' 

Comments: To provide a transition from the multifamily to the Lake in the 
Woods subdivision, the multifamily development shall be 
designed to avoid multistory structures immediately adjacent to 
the Lake in the Woods Subdivision and Lake in the Woods 
Boulevard. 

Buffer 

The County LDRs have design standards for buffering. The buffer shall consist of 
a minimum five (5) foot landscaped separation. The multifamily or nonresidential 
use located on such lot shall be permanently screened from the adjoining and 
contiguous properties by a wall, fence, and/or approved enclosures. Such 
screening shall have a minimum height of five (5) feet and a maximum height of 
eight (8) feet, or an evergreen hedge with a minimum height of five (5) feet at the 
time of planting.  

Comments: The petitioner has not indicated any proposed buffers for the 
multifamily portion of the development. If approved, a 20' buffer 
at 80% opacity shall be provided for the extent of key #1699969 
along the Lake in the Woods property line and continuing east 
until it merges with the commercial buffers along Lake in the 
Woods Boulevard. Natural vegetation shall be utilized and 
supplemented as necessary to meet the required opacity. 
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Open Space 

The LDRs have design standards required for PDP(MF)/Planned Development 
Project (Multifamily). The design standards require a minimum 15% of the gross 
area be provided as open space. If approved, the petitioner must provide the 
required open space as required by the County’s LDRs. 

Natural Vegetation 

Projects greater than twenty (20) acres shall designate an area of at least seven 
(7) percent 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.  

Access 

To establish minimum access requirements to multifamily subdivisions, the Board 
of County Commissioners adopted a policy requiring two (2) means of access. The 
policy serves to provide more than one-way in and one-way out for residents of a 
subdivision, alternate routes for emergency services, interconnection between 
subdivisions, a shortened drive time for residents to the entrance/exits, and access 
points for travel direction outside of the development. A minimum of two (2) access 
points must be provided to serve any new subdivision or development pod with 
more than 50 units. 

Comments: The petitioner is proposing access of the westernmost access 
drive for the proposed multifamily development. The petitioner 
has not indicated whether multiple access points are proposed. 
If approved, the petitioner shall be required to provide two (2) 
means of access one of which must be a boulevard entrance. 

The multifamily development shall provide pedestrian 
connectivity between adjacent properties providing for 
pedestrian circulation between complementary uses. 

Lighting:  

County LDRs require lighting that enhances the visual impact of the project on the 
community and to specifically address lighting intensity levels and glare 
accordingly. Commercial buildings and projects shall be designed to provide safe, 
convenient, and efficient lighting for pedestrians and vehicles. 

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

The petitioner must meet the minimum requirements of Florida Friendly 
Landscaping™ publications and the Florida Yards and Neighborhoods Program 
for design techniques, principles, materials and plantings for required landscaping. 

COMPREHENSIVE PLAN REVIEW 

The subject property is located within a Commercial and Residential Land Use 
classification on the adopted Future Land Use Map. The area is characterized by 
commercial, professional office and residential uses. 

Future Land Use Element 

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 subject property is located within both a residential 
land use area, and along a designated commercial 
corridor. Due to the mixed use nature of the proposed 
development the project is consistent with the future land 
use designations. 
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In order to promote a harmonious built environment, 
performance standards should include cover such items 
as uses, access, noise, bulk, height, traffic, buffers, open 
space, acreage minimums or maximums, landscaping, 
signage, architectural and aesthetic designs. 

Multi-Family Housing 

Strategy 1.04B(5):  High density zonings are intended for locations in the more 
intensely developed sections of the County. New 
residential development of high-density housing shall 
utilize the Planned Development Project (PDP) process. 
Regulatory criteria shall include standards that evaluate 
and address suitability of the location including: 

a. proximity to existing or designated commercial 
areas, corridors, or employment centers; 

b.  direct or limited local access to arterial or collector 
roadways; 

c.  availability of appropriate infrastructure and 
services capacity at the site including police, fire, 
emergency medical services, potable water utility 
supply, sewer utility supply, and primary and 
secondary school facilities; 

d.  protection of high quality environmentally sensitive 
resources or historic and archaeological resources; 

e.  the character and density of existing and approved 
residential development in the surrounding area. 

Strategy 1.04B(6): Multi-family development may be allowed in the 
Commercial Category pursuant to a Planned Development 
Project (PDP) Master Plan and related strategies to 
accommodate infill and/or mixed use development. 

Comment: The multifamily development is proposed as a 
PDP/Planned Development Project with a maximum of 
500 units on approximately 25.0 acres. The proposed 
density is 20.0 du/acre. The proposed project location is 
suitable for multifamily with appropriate performance 
conditions. 
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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. 

Comments: The petitioner shall be required to provide a frontage road 
and interconnectivity and cross-connection between 
outparcels. 

FINDINGS OF FACT 

A Master Plan revision on property zoned CPDP/Combined Planned Development 
Project with General Commercial, Office Professional, and Multifamily uses to add 
Specific C-2 Uses and Deviations is appropriate based on the following: 

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

2. The petitioner request for a setbacks deviation along Commercial Way/US 
Hwy 19 is justified. The petitioner must coordinate the proposed reverse 
frontage road with the County Engineer. 

3. The proposed C-2 uses for Mini Warehouse, Drive-In Restaurants and Tire 
and Automotive Accessory Establishment, and Automobile Service 
Establishments are not adverse to the public interest and are compatible with 
the overall scope of the proposed development. 

4. Consideration should be taken on the placement of multistory structures in 
close proximity to Lake in the Woods Subdivision/Lake in the Woods 
Boulevard. The multifamily development shall be designed in such a way to 
avoid multistory structures immediately adjacent to Lake in the Woods 
Subdivision/Lake in the Woods Boulevard. 
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5. In order to protect the visual integrity of Lake in the Woods Boulevard a 
minimum of a 20’ landscape buffer with 80% opacity should be provided. 

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 RECOMMENDATIONS 

It is recommended that the Planning and Zoning Commission recommend the Board 
of County Commissioners adopt a resolution Establishing a Master Plan Revision on 
Property Zoned CPDP/Combined Planned Development Project with General 
Commercial, Office Professional, and Multifamily uses to add Specific C-2 Uses and 
Deviations, and the following performance conditions: 

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

2. A faunal (wildlife) survey shall be prepared by a qualified professional.  The 
petitioner is required to comply with all applicable FWC regulations and 
permitting. 

3. 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, as applicable. 

4. C-2 uses shall be limited to the following: 

 Mini Warehouse 
 Drive-In Restaurants 
 Tire and Automotive Accessory Establishment 
 Automobile Service Establishments 

57



Hernando County Planning Department Staff Report H-22-71 

F:\Rezonings\H-22-71 Sobel Fund VII, LLC\Staff Report\H2271 Staff Report.Docx 15 

5. The wetland line shall be delineated on all plats and plans (Strategy 
10.03B(1)). 

6. The alteration of Class II wetlands is discouraged.  If feasible alternatives are 
not viable, alteration should be limited to 25% of the wetland area and be 
designed in a manner that maintains the cross-sectional volume and primary 
hydrologic flow of the wetland (Strategy 10.03B(4)). 

7. A vegetated buffer averaging a minimum of 25' feet in width and no narrower 
than 15' in width shall be maintained by development adjacent to Class I 
and/or Class II wetlands. No development is allowed in the buffer except for 
walkways or boardwalks used for access or recreation. (Strategy 10.03B(8)). 

8. The landscape plan shall be designed to provide clear sight windows and 
sight triangles at all points of external access and to the internal roadways. 

9. An assessment of the Special Protection Areas (SPAs) is required to 
determine if they are vulnerable features with the potential to discharge 
directly to the groundwater or expose the aquifer.  Provide field analysis and 
geotechnical assessment to determine if the SPAs require abandonment 
under the Groundwater Protection Ordinance prior to development.  Specific 
prohibited uses apply to the 500’ buffers around SPAs. Abandoned SPAs 
shall be updated in the Central GIS feature class.   

10. A Cultural resource assessment survey shall be performed by a qualified 
professional and submitted to the County prior to development. In the event 
that archaeological artifacts are discovered during construction, the 
Developer shall stop construction in that area and immediately notify the 
Compliance Section of the Division of Historical Resources of the Florida 
Department of State. 

11. The petitioner shall conduct a geotechnical/geophysical assessment in 
drainage retention areas associated with multifamily development if required 
by Hernando County Facility Design Guidelines. 

12. Minimum Commercial Building Setbacks: 

 US Hwy 19: 75' (Deviation from 125') 
 Frontage Road: 35' 
 Lake in the Woods Drive: 75' 
 West Property Line: 20' 

Minimum Commercial Internal Setbacks: 20' 

13. 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 
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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. 

14. The Multi-Family development shall provide two means of access. One of the 
access points shall be a boulevard entrance. 

15. The development shall be limit to a total of 500 units.   

16. The petitioner shall be required to provide a water and sewer capacity 
analysis and connect to the central water and sewer systems at time of 
vertical construction.   

17. The project shall meet the minimum sign standards as required by the County 
LDRs.  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 the Hernando County Code of Ordinances. 

18. The development shall meet the minimum LDR design standards for large 
retail development in Article III, Appendix A (Zoning). 

19. The petitioner shall be required to provide interconnectivity and cross-
connection between outparcels. 

20. A Frontage Road is required for the entire frontage of Commercial Way/US 
Hwy 19.  The Frontage Road shall connect into the Frontage Road south of 
this project. 

21. A Traffic Access Analysis is required.  Refer to Hernando County Facility 
Design Guidelines Sheet IV-18. Any improvements identified by the Traffic 
Access Analysis shall be the responsibility of the developer. 

22. In the event the Traffic Access Analysis triggers a traffic signal, the developer 
shall be responsible for the installation of the signal. 

23. The Parking and Layout shall meet Hernando County Standards. 

24. Only two driveways are allowed on Commercial Way or Lake in The Woods 
Drive, an Administrative Design Variance will be required to be submitted for 
approval. 

59



Hernando County Planning Department Staff Report H-22-71 

F:\Rezonings\H-22-71 Sobel Fund VII, LLC\Staff Report\H2271 Staff Report.Docx 17 

25. Parcels along Commercial Way/ US Hwy 19 will require FDOT Access and 
Drainage permits. 

26. All lighting for the multifamily shall be full cut off fixtures in order to prevent 
any light spillage into neighboring parcels. 

27. Due to the scale of the proposed development, the developer shall coordinate 
the installation of a transit stop and/or facility for the proposed project with the 
Hernando County Transit Division. 

28. The petitioner shall provide a master plan in compliance with all of 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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AFFIDAVIT

STATE OF FLORIDA
COI.INTY OF HERNANDO

BEFORE ME, the undersigned authority, personally appeared Darryl W. Johnston, who
having been duly cautioned and sworn, says:

1. I am the attomey for Sobel Fund VII, LLC, the applicant under a rezoning
application for key number 3716042.

2. A copy of the attached meeting notice (Exhibit A) was mailed by regular U.S.
mail on October 7,2022 to all persons shown on the attached list (Exhibit B).

FURTHER AFFIANT SAYETH NAUGHT.

THE foregoing instrument was sworn to and subscribed before me by means "f t/
physical presgnce or _ online notarization by Darryl W. Johnston who is personally known to
me, thisT?trbay of October,2O22. 1

KRIETIN R DIAZ
Notary Publlc
State of Florlda
Commf HH171364
Exptestl$/2025
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NOTICE OF COMMUNITY MEETINGiPUBLIC INQUIRY WORKSHOP
FOR

SOBEL FUND VII, LLC RE-ZONING

Sobel Fund VII, LLC invites you and your neighbors to a community meeting. The

purpose of the meeting is to discuss the rezoning request for the property located on Commercial

Way, Spring Hill, FL. The property is located on the west side of U.S. 19, south of Lake in the

Woods Boulevard and has Parcel Key #376042.

The meeting will be held on Thursday, October 20,2022, beginning at 5:30 p.m. at 3528

Commercial Way - US 19, Spring Hill, FL 34606 (Holiday Inn Express). At the meeting, the

applicant and its representative will discuss the rezoning application and be available to answer

questions and address any specific resident concerns. We hope that this will be an informative

and productive discussion and look forward to seeing you there.

Please call Darryl Johnston at 352-796-5124 for directions or additional information.

EXHIBIT
!"rI l).a ll
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Huntley Holdings LLC public inquiry

I . MICHAEL CALUYA - 4420 LAKE IN THE WOODS DR, SPRING HILL FL 34607-2505
and RYAN M CALUYA, TTEE

2. SAVITA BHATIA TTEE - 4461LAKE TN THE WOODS DR, SPRING HILL FL 34606-2312
and ANIL BHATIA TTEE

3. SALVATORE ABBINANTI - 8151 ALLEN DR, WEEKI WACHEE , FL 34613-4484

4. TOSHA ACHOR - 3394 FISKWAY ST, SPRTNG HILL FL 34606-2630

5. JOHN HENRY ADAIR, JR., and PHYLLIS J ADAIR - 4249 zuVER BIRCH DR, SPRING HILL FL 34607-2545

6. CHRISTOPHER MCCORMACK, TTEE- 4275 RLYER BIRCH DR, SPRTNG HILL FL 34607-2512
and F,LIZ AB ETH MCCORMACK, TTEE

7. SAROJINI NIMMAGADDA - 4476 LAKE IN THE WOODS DR, WEEKI WACHEE FL 34607-2505

8. BRIAN ADRIAN - 12306 TRADITION DR, DADE CITY FL 33525-6244

9. MARK A. ALAGNA, and DONNA M ALAGN A - 4321 LORDINGS LN, WEEKI WACHEE FL 34607 -2522

10. ROBERT C. SCHENCK III- 4445 LAKE, tN THE WOODS DR, SPRTNG HILL FL 34607
and HEATHER WILLIAMSON

I I. JACLYN ALTIERI - 4092 ARROWHEAD AVE, SPRING HILL FL 34606-2314

12. KONSTANTIN ASHRAFYAN, - 344I THLTNDERBIRD AVE, SPRING HILL FL 34606-2338
and SVETLANA BOYKO

13. NIKI DRIS ASSIMACK - 22 ACACIA ST, TARPON SPzuNGS FL 34689-3102

14. ROBERT S BANAS - 3463 THTINDERBIRD AVE, SPRING HILL FL 34606-2338

I5. VINCENT L. BENEDUCE - 4 FURY DR, SELDENNY 11784-18I8

16. ANDREW HEELEY- 3471THTINDERBIRD AVE, SPRING HILL FL 34606.2338
and SHELBY LUDWIG

17. GERALD H. BERNARD, JR. - 4O7I ARROWHEAD AVE, SPzuNG HILL FL 34606-2312

I8. SAMUEL L. BOWLSBY - 4126 ARROWMAD AVE, SPRING HILL FL 34606-2315
and DEBORAH L. BOWLSBY

I9. MICHELE BOYD - 4269 zuVER BIRCH DR, SPRING HILL FL34606.2312

20. ALLAN POE - 7092 NORFOLK AVE, WEEKI WACHEE FL34606-2654
and SANDRA POE

2I. MIDIALA PADRON BzuTO - 2065 ALAMEDA DR, SPRING HILL FL 34609-4809

22. CHERYL BRUCE - 4329 LORDINGS LN, SPRING HILL FL 34607

23. WALTER J. BUTLER - PO BOX 5I64, SPzuNG HILL FL 34611-5164
and DEBRA F. BUTLER

24. ROBERT F CAESAR - 4281 RIVER BIRCH DR, SPRTNG HILL FL 34607.2512
And MARY ELLEN CAESAR

25. ROBERT L. CLEMENTS - 4209 LORDINGS LN, SPRING HILL FL34607-2520
and JLINE CLEMENTS

26. FRANK J CAPPUCCI .65I5 AVENUE N FI # 2, BROOKLYN NY 11234-5622

27. FRED W CHAPMAN - 7161 APACHE TRL, SPRING HILL FL346O6-2302
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28. GUILLERMO DENZER- 3532 ARROWHEAD AVE, SPRING HILL FL34606-2306
and JEANNETTE CARRERO

29. COMPTON DESOUZA- 6096 ASHLAND DRIVE, SPRING HILL FL 34606-4609
and MONICA DESOUZA

30. DALTON DESOUZA - 4051 THTINDERBIRD AVE, SPRING HILL FL 34606.2343

31. MELVIN DEYELL - 4095 THLINDERBIRD AVE, SPRING HILL FL 34606.2345

32. RAYN4OND P. ERCOLANO, JR. - 5147 DELTONA BLVD, SPRING HILL FL 34606

33. zuCHARD C FLEMTNG - 8044 FILSON ST, WEEKI WACHEE FL 34613-6200

34. STEPHEN FLEMING - 4074 REDWTNG DR, SPRING HILL FL34606-2582

35. JOHN FLORES - 4057 THUNDERBIRD AVE, SPRING HILL FL 34606-2343

36. ROGER DICKINSON- 4412 LAKE IN THE WOODS DR, WEEKI WACHEE FL 34607-2521
and SARAH L DICKINSON

37. ANGEL FLORES- 3393 BOWERY ST, SPRING HILL FL34606-2602
And GRAZIELA MARTINEZ

38. THERESA, SAMANTHA, and TYLER FLYNN - 4058 ARROWHEAD AVE, SPRING HILL FL 34606-2314

39. JOHN L FURNARI- 3540 ARROWHEAD AVE, SPRING HILL FL346O6-2306
And DIANA B FURNARI

40. CHRISTINA FRANCOLINO - 4132 ARROWHEAD AVE, SPRING HILL FL 34606-2315

4I. JOSEPH G GARZA LIFE ESTATE - 4OO9 THLTNDERBIRD AVE, SPRING HILL FL 34606-2343

42. EARL GILLESPIE. - 4228 SWEETBAY CT, SPRING HILL FL 34607-2543

43. RICHARD GROSS- 33I8 GUAVA LN, SPRTNG HILL FL34609-3145

44. SHERRY GLINKOWSKI- 40I7 THTINDERBIRD AVE, SPRING HILL FL 34606.2343

45. WAYNE KILGORE - 4264 RIVER BIRCH DR, SPRING HILL FL 34607 -2511

46. ALEXANDRU GEORGESCU- 4163 SUGARFOOT DR, SPRING HILL FL 34606-2336
and CLAUDIA MANOLACHE

47. ARTHUR and LILLIAN GIORDANO - 4129 THLINDERBIRD AVE, SPRING HILL FL 34606
And GERALD BRANDT

48. STUART R GLOVER, TTEE- 2OO5 HARBOUR WATCH CIR, TARPON SPRINGS FL 34689.2055
and DEANNE M GLOVER TTEE

49. C TERRY GRIFFTN - 4227 SWEETBAY CT, SPRING HILL FL34607-2544
and TERESA S GRIFFIN

50. SCOTT C GRINNEN - 4079 ARROWHEAD AVE, SPRING HILL FL 34606-2312
and JODI L GRINNEN

5I. STANLEY A GROOM - 42OI LORDINGS LN, WEEKI WACHEE FL 34607-2520
and CATHY A GROOM

52. MILDRED HALL- 4164 ARROWHEAD AVE, SPRING HILL FL 34606-2315
and BEVERLY SMITH

53. ASENATH M KUHAR.4156 ARROWHEAD AVE, SPRING HILL FL 34606-2315
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54. JOANN LUEBBERT - 4148 ARROWHEAD AVE, SPRING HILL FL 34606-2315

55. PETER M. MARTINEZ, TR. - 4027 THTINDERBIRD AVE, SPRING HILL FL 34606.2343

56. EUSTACE MATHIAS - 7114 HAZELHURST CT, TAMPA FL 3361 5-2946

57. TREVOR MCGURL - 3518 ARROWHEAD AVE, SPRING HILL FL 34606-2306

58. NOMAN MUHAMMAD - 3650 DUKE FIRTH ST, LAND O LAKES FL 34638-7894

59. TERRY HARRIS- 25A HAYES LN, BROMLEY KENT, BR2 9EA, GREAT BRITAIN
and RITA HARRIS

60. CIIARLOTTE and JASON HEELEY - 3485 THL|NDERBIRD AVE, SPRING HILL FL 34606-2338

6I. STEPHEN HENRY. 4241LORDINGS LN, WEEKI WACHEE FL 34607-2520
and SUSAN HENRY

62. RICHARD NAPOLEONI - 4270 zuVER BIRCH DR, SPRING HILL FL 34607-2511

63. ELIANA CARMEN NOMIKOS - 8I96 APPLE ORCT{ARD RD, SPRING HILL FL 34606-5108

64. GERMAN ALEXANDER ORTIZ - 4I 17 THTINDERBIRD AVE, SPRING HILL FL 34606

65. HILDA PATTERSON - 3393 FISKWAY ST, SPzuNG HILL FL34606

66. LOUIS PETRUZZELLI - 4257 LORDINGS LN, SPRING HILL FL 34607-2520

67. DAVID W. HETHORN II - 3433 zuCH FIELD DR, CARLSBAD CAq2OIO-5545
and VALERIE BILBO

68. FRED T HOGUE - 7I5O APACHE TRL, SPRTNG HILL FL 34606-2301
and LILLY M HOGLIE

69. LAURA JACKSON - 4203 SWEETBAY CT, WEEKI WACHEE FL 34607-2544
and RICHARD KASTNER

70. VINCENT F KOEHLER - 4266 RACHEL BLVD, SPRING HILL FL 34607-2530
and MICHELLEL KOEHLER

71. zuCHARD LOPASKY - 4127 SUGARFOOT DR, SPRTNG HILL FL 34606-2336
and BONNY LOPASKY

72, WILLIAM LOPUSNAK - 8204 DELAWARE DR, WEEKI WACHEE FL 34607-2110
and MARIE LOPUSNAK

73. JAMES MCMICKLE, - 4077 THLINDERBIRD AVE, SPRING HILL FL 34606-2345
and LISA RIVERS

74. CHARLES W MORTON - 4276 RIVER BIRCH DR, WEEKI WACHEE FL346O7-2511
and PAULA MORTON

75. JERRY NEWTON TTEE - 438 HARBOR DR N, INDIAN ROCKS BEACH FL 33785-3I 15

and LINDA NEWTON TTEE

76. SANDRA RNORzuS - 9618 SUAREZ CIR, NEW PORT zuCHEY FL34655-5641
and STEPHANIE THOMAS

77. PANKAJ PATEL - 4469 LAKE IN THE WOODS DR. WEEKI WACHEE FL 34607-2506
andNILA PATEL

78. FRANCIS R PIPER - 4404 LAKE IN THE WOODS DR, SPRTNG HILL FL34607-2519

79. BARBARA K QUIST TTEE - 4320 LAKE IN THE WOODS DR, SPRING HILL FL34607-2503
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80. MARIO QUINTERO RICO - 4l l8 ARROWHEAD AVE, SPRING HILL FL 34606-2315

8I. GARY D zuLEY - 4037 THLINDERBIRD AVE, SPRING HILL FL 34606-2343

82. WILL ROSABAL .8284 NEDA ST, SPRING HILL FL 34606-2061

83. SUSAN SAGER - 3515 THTINDERBIRD AVE, SPRING HILL FL 34606

84. MICI{AEL A PIKOS TTEE - 2OI SHORE DR, PALM HARBOR FL 34683-5442
and DIANE L PIKOS TTEE

85. LANCE B BARzuO JR., - 4093 ARROWHEAD AVE, SPRING HILL FL 34606-2312
and MICHAEL J. VARERIS

86. ROBERT C POPPKE - 4263 RIVER BIRCH DR, SPRING HILL FL 34607-2512
and KIMBERLY H POPPKE

87. DONALD B PULVER - 3484 ARROWHEAD AVE, SPzuNG HILL FL 34606-2305
and ELLYN A PULVER

88. ANA M RIVERA - 4O8O ARROWHEAD AVE, SPRING HILL FL346O6-2314
and ANA I RIVERA

89. BRUCE ROWORTH - 4477 LAKE IN THE WOODS DR, SPRING HILL FL34607-2506
and ANGELA MARIE ROWORTH

90. ANTHONY SARAVANOS, TTEE- 9830 MILANO DR, TRINITY FL 34655-4674
and MARY ANN SARAVANOS, TTEE

9I. ROBERT H. SHULTERS- II25O WOOD OWL AVE, WEEKI WACHEE FL346I4-0435
and GLADYS B. SHULTERS

92. DOMENICK J. SORRESSO - 4255 zuVER BIRCH DR, WEEKI WACHEE FL 34607-2512
and JEANNETTE M. SORRESSO

93. JUDITH ANN SAKER - 3510 ARROWHEAD AVE, SPRING HILL FL 34606.2306

94. YENISEL CUBELA SANCHEZ - 4IO9 THLTNDERBIRD AVE, SPRING HILL FL 34606-2347

95. KIMBERLY SHOLLACK - 8886 PARKSIDE DR, LIVONIA MI 48150-3677

96. VIRGIL L. SMITH - 4468 LAKE IN THE WOODS DR, SPRING HILL FL 34607-2505

97. EYA L. STOUT - 4271RACHEL BLVD, SPRING HILL FL 34607-2531

98. JOHN E. TIRADO - 2242 LAKE RD, ONTARIO NY 14519-9714

99. CHERYL J. SPENCER - 4IO4 ARROWHEAD AVE, SPRING HILL FL34606-2315
and LAWRENCE R. SPENCER

IOO.JENNIFER A. SPRING - 4ITl EDENROCK PL, SPRTNG HILL FL 34609
and STEPHEN H. SPRING

10 I . THOMAS G. ST CLAIR- 4217 LORDINGS LN, WEEKI WACHEE FL 34607 -2520
and CAROL M. ST CLAIR

l02.DAVID ALAN STAHL- 3447 THTINDERBIRD AVE, SPRING HILL FL 34606-2338
and JENNIFER LYNNE STAHL

I03.OWEN A. WILLIAMS - 13146 SANTEE ST, SPRING HILL FL 34609

IO4.ZAZA SPRING HILL LLC - 8507 BAY HILL BLVD, ORLANDO FL 32819-4917

IOs.VERITAS M LLC - 5327 COMMERCIAL WAY STE CI 13, SPRTNG HILL FL 34606
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IO6.USR REAL ESTATE HOLDINGS LLC - 5OO STAPLES DR, FRAMINGHAM MA 01702

IOT.TLC PROPERTIES INC -2065 NW 57TH ST, OCALA FL 34475_3031

108. SPRING HILL GROUP LLC - 137I PLAYMOOR DR, PALM TIARBOR FL 34683-1474

IOg.DUC VO CHAU - 2835 GLORIA CT, CLEARWATER FL 33761-3825

I lO.HLINTER CHRISTY - 4IO1 THLINDERBIRD AVE, SPRTNG HILL FL 34606-2347

I I 1. RALPH C COLLINS - 4263 RACHEL BLVD, SPRING HILL FL 34607-2531

112.RALPH J COLON - 12336 PITCAIRN ST, BROOKSVILLE FL 34613-4735

l I3.ANTHONY J COOKS- 4241RIYER BIRCH DR, SPRING HILL FL34607
and TIA D MACKLIN

114. GLENMORE F CORNWALL- 4249 LORDINGS LN, SPRING HILL FL 34607-2520
and ARLENE CORNWALL

I l5.ALBERT F. TAVOLARO - 4517 NEPTLINE DR, HERNANDO BEACH FL 34607-2946
and SANDRA TAVOLARO

I16. SUSAN THOMAS - 4083 THLINDERBIRD AVE, SPRTNG HILL FL 34606-2345
and DAVID S RANDALL

1 I7. GLENN J. I'RLACHER - 4202 SWEETBAY CT, SPRING HILL FL 34607-2543
and BRENDA L. URLACHER

1 18. CHARLES R. WAGNER - 7158 APACHE TRL, SPRING HILL FL 34606-2301
and JANI L. WAGNER

lI9.WEDGEWOOD ESTATES - 4217 LORDINGS LN, WEEKI WACHEE FL346O7-2520
OWNERS' ASSOCIATION INC C/O CAROL M RAMIREZ

120. VEREIT MC SPRTNG HILL FL LLC - PO BOX 4900. SCOTTSDALE AZ 85261-4900
C/O RYAN LLC

I2I.THISTLEWOOD SPRING HILL LLC - 9O4O EXECUTIVE PARK DR, KNOXVILLE TN 37923-4607
C/O CELLULAR SALES OF NORTHE,RN FL LLC

122.STEAKN S}IAKE INC - PO BOX 460169, HOUSTON TX77056-8169
C/O RYAN,LLC

1 23. NEW RESIDENTIAL BORROWER - 2350 POINTE PARKWAY SUITE 250, CARMEL IN 46032
2022 SFRI LLC

I24.KANOOR INVESTMENTS INC - 14163 SAPPHIRE BAY CIR, ORLANDO FL 32828-7482
c/o NOOR MASzu

125. SOUTHWEST FLA W M D - 2379 BROAD ST, BROOKSVILLE FL 34601

I26. SALVATION ARMY - 5885 66TH ST N, SAINT PETERSBURG FL 33709-1597

I27. ROMEO HOLDINGS LLC - 8228 FOREST OAKS BLVD, SPRING HILL FL 34606-6839

128.RACHEL BLVD LLC - 250 N BELCHER RD STE IO2, CLEARWATER FL 33765-2622

I2g.PRIMROSE LANE OWNERS ASSOC INC - 4459 DOTTIE CT, WEEKI WACHEE FL34607-2524

I30.PHILIP DOBSON PROPERTIES IV LLC - PO BOX 1618I, SAINT PETERSBURG FL 33733-6181

I31.PAPE PROPERTIES LLC - 13125 LINITY ST, SPRING HILL FL 34609-9027
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I32.NATIONAL RETAIL PROPERTIES LP - 450 S ORANGE AVE STE 9OO, ORLANDO FL 32801-3339

l33.MISSION STREET HOMES LLC - 3OO MONTGOMERY ST STE 350, SAN FRANCISCO CA 94104-1925

I34.MAK FAMILY PARTNERSHIP LTD - PO BOX 1147, BROOKSVILLE FL34605-1147
C/O JAMES H KIMBROUGH JR

135.MAK FAMILY PARTNERSHIP LTD- 13650 NW 8TH ST STE 103, SLINRISE FL 33325.6239
C/O FMS MANAGEMENT SYSTEMS INC

136.LAKEWOOD STATION LLC- I I5OI NORTHLAKE DR FL 1, CINCTNNATI OH 45249-1667
C/O THE PHILLIPS EDISON GROUP LLC

I37.LAKE IN THE WOODS HOA INC - 44OO LAKE IN THE WOODS DR, SPRING HILL FL34607-2518

138. JABROSE INVESTMENT GROUP TNC - 721 I HIAWATHA PKWY, SPRING HILL FL 34606-2542

139. J & BFLP LTD - 8989 S ORANGE AVE, ORLANDO FL 32824-7904

140. INNOVATIVE GLOBAL -25129 THE OLD RD STE 1OO, STEVENSON RANCH CA 91381-2281
TNVESTMENTS LLC

14I. HERNANDO COLINTY (DRA) - 20 N MAIN ST RM 263, BROOKSVILLE FL 34601.2817

142. HERNANDO COLINTY (UTILITIES DEPT) - 20 N MArN ST, RM 460, BROOKSVILLE FL 34601-28t7

143. GJASN VENTURES LLLP - PO BOX 1427,BRANDON FL33509-1427

144. GEORGE DOURA LLC - 7539 SPRING HILL DR, SPRING HILL FL 34606

145. FOREST OAKS COMM CENTER II POA. 1371 PLAYOUR DR, PALM HARBOR FL 34683

146. DS COMMERCIAL WAY .3333 PEACHTREE RD NE FL 7, ATLANTA GA 30326
SPRING HILL FL LANDLORD LLC

I47.DEEP WATER WEST TNVESTMENTS LLLP - 407 AVENUE K SE, WINTER HAVEN FL 33880-4126

I48. D & H LAND DEVELOPMENT INC - 7320 FOREST OAKS BLVD, SPRING HILL FL34606-2401

149. COMME,RCIAL WAY HOLDINGS LLC - 2959 WENTWORTH WAY, TARPON SPRINGS FL 34688-843I

150. COLOSSAL COMICS & COLLECTIBLES TNC - 3485 THLINDERBIRD AVE, SPRING HILL FL 34606-2338

151. CKRS LLC - 10537 CANARY ISLE DR, TAMPA FL33647-2718

152. AGAP SPRING HILL LLC - 150 E 52ND ST FL 32, NEW YORKNY IOO22

153. AGAP SPRING HILL LAND LLC - 215 E 58TH ST # 4C, NEW YORK NY I0022-1296
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AFFIDAVIT FOR PUBLIC INOUIRY WORKSHOP HELD OCTOBER 25. 2022
CITIZEN SIGN UP AND EXECUTIVE SUMMARY

REZONING KEY NO. 3716042

STATE OF FLORIDA
COUNTY OF HERNANDO

BEFORE ME, the undersigned authority, personally appeared Darryl W. Johnston, who,
having been duly cautioned and sworn, says:

1. I am an attorney with Johnston Law Group, P.A., and the attorney for the
applicant, Sobel Fund VII, LLC.

2. The attached sign-in sheet is the original sign-in record from the public inquiry
workshop meeting held on October 20, 2022 at 5:30 p.m. for Sobel Fund VII, LLC as
representative for owner, Huntley Holdings, LLC.

3. The attached executive summary indicates a summary of information provided to
the attendees, and includes a list of the questions asked at the public inquiry workshop.

FURTHER AFFIANT SAYETH NAUGHT.

The foregoing instrument wa,s- acknowledged before me
online notarization, this ffiry of Octobeq2ffi4{

by means or (nyrical presence or fI
gyl W.Johnston, as attomey for

applicant Sobel Fund VII, LLC, who is@rJonally kqg o me or who has produced
as lclentllrcatlon.

Name typed, printed or stamped

Kil'fiN i. DIA]Z

Ndary Publlc
State of Floldr
Commf HH171!164

bokesBl30l2025

My Commission Expires:
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Signature-
Atcl,MlaVMnsr

Sign In Sheet

Commercial Wav Property Key No. 376042
Neiehborhood/Public Inq uirv Workshop

October 25,2022
5:00 p.m.

Printed Name

,7L,4/%,/
Signature

aJ.

S,g""tr*

4.

Signature

Signature

Signature

Signature

Signature

Signature

Ri

Printed Name

Printed Name

5.

6.

7.

8.

Printed Name

Printed Name

Printed Name

Printed Name

9.

Printed Name

10.

Printed Name

Signature Printed Name
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EXECUTIVE SUMMARY OF PUBLIC INQUIRY WORKSHOP

The only family to attend arrived at 5:30 p.m. on October 20,2022 for the public inquiry
workshop held at the Holiday Inn Express on U.S. 19. A power point presentation regarding the
overview of the project was given by Andrew Dorin, architect with Larson Design Group. The
map handout attached to this summary was provided. The questions asked and answered are as
follows, as are the issues discussed at the meeting.

1. How will traffic on Lake in the Woods Blvd. be affected? Ans. The project has been
designed to have the primary entrance to be the south entrance from U.S. 19. There will be two
secondary entrances/exits directly into the shopping center in addition to the primary south
entrance. Traffic entering from U.S. 19 onto Lake in the Woods Blvd. will turn left at the
entrance aligned with Rachel Boulevard. It is anticipated there will be a traffic signal warranted
at the southem entrance.

2. How will the buildings on the site be located? Ans. The commercial buildings on Lake in
the Woods Blvd. will be located so the back of the buildings are toward Lake in the Woods Blvd.
Where existing vegetative buffer is not sufficient to achieve 70%o opacity, the buffer will be
supplemented with berms and vegetation.

3. The project is designed to foster pedestrian circulation from the multi-family in the rear of
the property, as well as, pedestrians from neighboring subdivisions.

4. It is anticipated there will be a mix of commercial tenants, such as, a sporting goods store, a
grocery store, a hotel or self-storage, a fitness center and specialty retail.

5. How does this project differ from what was approved in 2008? Ans. The primary difference
is the multi-family in the rear in 2008 was anticipated to be an adult congregate living facility,
and we are proposing a market rent apartment facility.

The meeting adjourned at 6:30 p.m.
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Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11598
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

H-22-75 - Jesus Espinal:
Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-2); West side of Shasta 
Street approximately 355' north of its intersection with Square Stone Street

TITLE

BRIEF OVERVIEW
Request:
Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-2)

General Location:
West side of Shasta Street approximately 355' north of its intersection with Square Stone 
Street

Hearing Detail:
This petition was postponed from the December 12, 2022, P&Z hearing.

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 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 the petitioner’s request for Rezoning 
from R-1C (Residential) to AR-2 (Agricultural/Residential-2)

Michelle Miller Approved 12/28/2022   5:12 PM
Aaron Pool Approved 12/30/2022  11:49 AM
Kyle Benda Approved 12/30/2022   2:46 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Michael Kierzynski

Hickey, Kierzynski, McDonald, Birren and HolmesAYES:

Page 1
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Hernando County Planning Department Staff Report:  H-22-75 

F:\Rezonings\H-22-75 Jesus Espinal\Staff Report\H-22-75 Staff Report.docx 6 

P&Z RECOMMENDATION:  

On December 12, 2022, the Planning and Zoning Commission voted 4-0 to 
postpone the petitioner’s request for Rezoning from R-1C (Residential) to AR-2 
(Agricultural/Residential-2) to the January 9, 2023, hearing at 9:00 a.m. with the 
applicant incurring all sign re-posting costs.  
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F:\Rezonings\H-22-75 Jesus Espinal\Staff Report\H-22-75 Staff Report.Docx 1 

STAFF REPORT 

HEARINGS: Planning & Zoning Commission:  December 12, 2022 
Planning & Zoning Commission:  January 9, 2023 
Board of County Commissioners: January 10, 2023 
Board of County Commissioners: February 14, 2022 
 

APPLICANT: Jesus Espinal 

FILE NUMBER: H-22-75 

REQUEST: Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-
2) 

GENERAL 
LOCATION: West side of Shasta Street, approximately 355' north of its 

intersection with Square Stone Street 

PARCEL KEY: 21381 

APPLICANT’S REQUEST: 

To rezone his property on Shasta Street from R-1C to AR-2 for the purpose of 
placing a mobile home on the property.   

BACKGROUND: 

The subject parcel is in the Ridge Manor subdivision.  The lot that abuts the subject 
parcel to the south was rezoned to AR-2 in 2018 to allow livestock on the property 
and to provide more than one housing option on the property.  A second parcel 
located approximately 660' west of the subject parcel, was also rezoned to AR-2 
in 2018 for the same reason.  

Staff is comfortable with the petitioner’s request because there are two other 
parcels within 700' of the subject parcel that have been rezoned to AR-2.   

SITE CHARACTERISTICS: 

Site Size: 1.2 acres 

Surrounding Zoning  
& Land Uses: North: R-1C, Undeveloped 

South: AR-2, Undeveloped 

East: R-1C, Undeveloped 
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F:\Rezonings\H-22-75 Jesus Espinal\Staff Report\H-22-75 Staff Report.docx 2 

West: R-1C, Undeveloped 

Current Zoning: R-1C Residential 

Future Land Use 
Map Designation: Rural 

ENVIRONMENTAL REVIEW: 

Soil Type: Candler Fine Sand 0 to 5% slopes 

 Candler Fine Sand provides habitat suitable for gopher 
tortoises (a listed species) and commensal species. If 
gopher tortoise boroughs cannot be avoided when 
locating/installing the mobile home, a Florida Fish and 
Wildlife Conservation Commission (FWC) Permit may 
be required. 

Protection Features: There are no Wellhead Protection Areas (WHPAs), no 
Priority Focus Areas (PFAs), and no Special Protected 
Areas (SPAs) present on the subject property.   

Hydrologic Features: There are no sinkholes present on the property. 

Habitat: The habitat on the property is designated as “Urban 
Open Land” according to FWC CLC mapping (Florida 
Cooperative Land Cover Classification System that 
combines Florida Land Use Cover and Classification 
System with fish and wildlife data). 

Water Quality Review: The property is not within the Basin Action 
Management Plan (BMAP) designated area, a Priority 
Focus Area (PFA), or an Outstanding Florida Springs 
(OFS) area. 

Flood Zone: X 

UTILITIES REVIEW: 

Hernando County Utilities Department (HCUD) does not currently supply water or 
sewer service to this parcel.  Water and sewer service are not available to this 
parcel.  HCUD has no objection to the requested zoning change from R-1C to AR-
2 to allow a manufactured home on site, subject to Health Department approval of 
an appropriate Onsite Sewage Treatment and Disposal System. 
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ENGINEERING REVIEW: 

The subject property is on the west side of Shasta Street, approximately 355' north 
of its intersection with Square Stone Street. The County Engineer has reviewed 
the petitioner’s request and provided the following comments: 

 This site is outside the floodplain. Access may be limited by flooding. 

 Shasta Street is a County maintained, residential, paved roadway. 

 Driveway apron shall be installed to Hernando County Facility Design 
Guideline IV-26- Residential Connection Standards.   

LAND USE REVIEW: 

Minimum AR (Agricultural/Residential) Building Setbacks: 

 Front: 50' 
 Side: 10' 
 Rear: 35' 

The AR-2 district is designed to allow the continued development of low-density, 
single-family housing. The Hernando County Code of Ordinances, Appendix A, 
Article IV, Section 13 identifies the permitted uses within the AR-2 zoning district 
as follows:  

A. The following regulations apply to agricultural/residential districts as 
indicated:  

(1) Permitted uses:  

(a) All agricultural/residential districts:  

i. Aquaculture  

ii. Grazing livestock at the rate of one mature animal 
and offspring less than one year of age, per acre.  

iii. Poultry and swine for home consumption 
maintained at least seventy-five (75) feet from 
adjacent property.  

iv. Horticultural specialty farms, including the 
cultivation of crops.  

v. Accessory structures related to the principal use of 
the land.  

vi. Pigeon aviaries with a maximum of 1,500 square 
feet of area devoted to housing pigeons per acre.  

vii. Sales on the premises of permitted agricultural 
products produced on the premises: provided that 
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where such products are sold from roadside stands, 
such stand shall be set back a safe distance from 
any public street right-of-way and shall provide for 
automobile access and off-street parking space in 
such a manner so as to not create an undue traffic 
hazard on the street on which such roadside stand 
is located. 

(b) Agricultural/Residential-2 

i. Single-family dwellings 

ii. Mobile Homes 

COMPREHENSIVE PLAN REVIEW: 

Rural Category  

Objective 1.04C: The Rural Category allows agriculture, agricultural 
commercial, agro-industrial, recreation, agritourism and 
residential land uses of a rural character. Certain 
neighborhood commercial uses may be allowed subject to 
locational criteria and performance standards. Residential 
density is 0.1 dwelling units per gross acre (1 unit per ten 
gross acres) except where otherwise indicated by the 
strategies listed herein and incorporated into the land 
development regulations.  

Comment:  The parcel is within the Rural land use classification and is 
surrounded by residential parcels that are 1.2 acres.  The 
proposed rezoning is consistent with the strategies for rural 
density and the pattern of land development on the 
surrounding parcels.  

FINDINGS OF FACT:  

A rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-2) is 
appropriate based on consistency with the County’s adopted Comprehensive Plan 
and the development patterns within the Ridge Manor Subdivision, subject to the 
staff report.  

NOTICE OF APPLICANT RESPONSIBILITY: 

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

STAFF RECOMMENDATION:  

It is recommended that the Planning and Zoning Commission recommend the 
Board of County Commissioners adopt a Resolution approving the petitioner’s 
request for Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-2). 

  

88



89



90



91



92



93



94



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: Mike McGuire
To: Omar DePablo; Cayce Dagenhart
Date: Saturday, December 10, 2022 4:26:08 PM

  Have received Letter of intent to rezone this lot on Shasta, Ridge Manor.
Looking at other lots, the one across square Stone from my Two lots. Approached  being a
sand pit. Last time I was up there insect Flies and Gnats , Made my visit very uncomfortable.
Looking at the map, on the Second Page. Shown lot , there is a pre-manufacture home. That
looks like a Trailer.  Is that how you get around things in Ridge Manor.  Rezone your lot , put
a trailer on it?  Is that what Mr. Espinal Has in mind?  I really, really don't like the zoning
dept. Turning this neighborhood  into a Trailer park.    I am Saying NO, I don't like Any
further Re- Zoning Towards  AR-2
  Thank you very Much . Will Not be Able to make these Meeting's. Mike McGuire
               Email: 1234McGuire17@gmail.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.

From: nancy perrone
To: Cayce Dagenhart
Date: Wednesday, December 21, 2022 6:42:34 AM

Good Morning Sir:

My husband and I live on (20 years) Round Stone in the Ridge Manor Estates.  We love the quietness and
beauty of the woods, not necessarily the snakes we see but the woods.  We have neighbors who changed the

zoning on their property and one of them now have a  manufactured home on it (trailer).  This is a nice
family and I understand their reasoning for putting this on their property, they are young and could only
afford to buy the 

manufactured home.  These people take care of their property and maintain it nicely and this is my concern. 
The next people who own this property might not!! 

There are nice homes out here and people buy their property with dreams for a peaceful setting and I
appreciate the fact there are rules for the size of a home (not necessarily big), with different codes to enforce
but still can 

have a rural setting.  

Please vote no to the request for a rezoning on this property!

Sincerely

Dennis and Nancy Perrone

NancyPerrone@centurylink.net
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Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11599
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

H-22-76 - Oak Development Group, LLC:
Rezoning from AG (Agricultural) to PDP(SF)/Planned Development Project (Single Family) 
and PDP(SU)/Planned Development Project (Special Use) with Deviations; Eastern terminus 
of Godwit Avenue and Gyrafalcon Avenue and south of Seely Lane

TITLE

BRIEF OVERVIEW
Request:
Rezoning from AG (Agricultural) to PDP(SF)/Planned Development Project (Single Family) 
and PDP(SU)/Planned Development Project (Special Use) with Deviations

General Location:
Eastern terminus of Godwit Avenue and Gyrafalcon Avenue and south of Seely Lane

Hearing Detail:
This petition was postponed from the December 12, 2022, P&Z hearing.

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a Rezoning 
from Rezoning from AG (Agricultural) to PDP(SF)/Planned Development Project (Single 
Family) and PDP(SU)/Planned Development Project (Special Use) with Deviations and 
performance conditions

Michelle Miller Approved 12/28/2022   5:21 PM
Aaron Pool Approved 12/30/2022  11:38 AM
Kyle Benda Approved 12/29/2022   3:40 PM

REVIEW PROCESS

RESULT: ADOPTED

Page 1
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P&Z Agenda Item (ID # 11599) Meeting of January 9, 2023

MOVER: W. Steven  Hickey
SECONDER: Kathryn Birren

Hickey, Kierzynski, McDonald, Birren and HolmesAYES:

Page 2
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REVISED 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 Rezoning from AG (Agricultural) to PDP(SF)/Planned 
Development Project (Single Family) and PDP(SU)/Planned Development Project 
(Special Use) with Deviations and the following performance conditions: 

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

2. The petitioner is required to comply with all applicable FWC regulations and 
permitting.   
 

3. The petitioner must meet the minimum requirements of Florida Friendly-
Landscaping™ publications and the Florida Yards and Neighborhoods 
Program for design techniques, principles, materials and plantings for required 
landscaping, as applicable. 

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

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

 

5. A jurisdictional wetland line 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.   

 

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. 
 

8. The subdivision shall be limited to 162 single-family residential units located 
within the PDP(SF)/Planned Development Project (Single-Family) section of 
the development. No residential units shall be constructed in the area 
designated as PDP(SU)/Planned Development Project (Special Use) on the 
master plan. The PDP(SU) shall be reserved for the tower and eagles nest 
buffer of 500'. 
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9. The developer shall conduct a water and sewer capacity analysis during the 
conditional plat phase and connect to the central water and sewer systems at 
time of vertical construction. All required improvements will be the responsibility 
of the developer.  
 

10. In conjunction with the conditional plat phase, the petitioner shall perform a 
Traffic Access Analysis (TAA) in accordance with the requirements of the 
County Engineer. The Traffic Access Analysis shall include a queuing analysis.  
Any identified improvements shall be the responsibility of the developer. 
 

11. The petitioner shall maintain a minimum perimeter buffer of 20' around the 
residential portion of the project enhanced to an 80% opacity by landscaping 
and augmented with a 6' high opaque fence or wall around the project 
perimeter, except in areas designated as neighborhood park or drainage. The 
buffer shall be designated as a common tract and included in the Association 
documents for long term maintenance. 
 

12. Minimum Lot Setbacks, widths and sizes:  

Front:     20'(Deviation from 25') 
Sides:    5' (Deviation from 10') 
Rear:     20'   
Corner Lots:   Secondary Front 10' 
 
Minimum Lot Width:  50' (Deviation from 60') 

  
Minimum Perimeter Setbacks: 

Front:     25' 
Side:     10' 
Rear:     10' 

 
13. 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. 
If preservation of existing native vegetation is not practical as a result of the 
proposed development needs or site constraints, such as but not limited to 
existing topography, existing drainage patterns, stormwater design and other 
infrastructure needs such as water, waste water, and roadway design, then the 
developer shall instead be allowed to install native vegetation using Florida 
Friendly Landscaping practices at the time of site development in order to 
satisfy the minimum vegetation requirement.  For purposes of calculating the 
7%, undisturbed vegetation in the cell tower area shall count toward meeting 
this requirement. 
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14. The petitioner shall provide the minimum neighborhood park acreage as 
required by the County’s Land Development Regulations as designated on the 
master plan.   The neighborhood park shall provide vehicular and pedestrian 
access from the subdivision street network. 
 

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

16. 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. 

17. The petitioner shall provide a designed construction access point to be 
reviewed and approved by County Engineer no later than at time of Conditional 
Plat. 

18. The Master Plan designates both entrances as treed boulevard entrances 
exceeding the minimum required by the County LDR’s. 

19. 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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P&Z ACTION:  
 

On December 12, 2022, the Planning and Zoning Commission voted to postpone 
the petitioner’s request for a Rezoning from Rezoning from AG (Agricultural) to 
PDP(SF)/Planned Development Project (Single Family) and PDP(SU)/Planned 
Development Project (Special Use) with Deviations to the January 9, 2023, hearing 
at 9:00 a.m. with the applicant incurring any sign re-posting costs.  
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STAFF REPORT 
 

HEARINGS: Planning & Zoning Commission: December 12, 2022 
 Planning & Zoning Commission: January 9, 2023 
 Board of County Commissioners: January 10, 2023 
 Board of County Commissioners: February 14, 2023 
 
APPLICANT: Oak Development Group, LLC 

FILE NUMBER: H-22-76 

REQUEST: Rezoning from AG/(Agricultural) to PDP(SF)/Planned Development 
Project (Single Family) and PDP(SU)/Planned Development Project 
(Special Use) with Deviations  

GENERAL 
LOCATION: Eastern terminus of Godwit Avenue and Gyrafalcon Avenue and 

south of Seely Lane 

PARCEL KEY 
NUMBERS: 344657  

APPLICANT’S REQUEST 

The petitioner is requesting a rezoning from AG (Agricultural) to PDP(SF)/Planned 
Development Project (Single Family) with deviations to develop a single-family 
residential subdivision with up to 162 dwelling units on 40.4 acres (4.0 DU/AC). The 
parcel has an existing communication tower; the gross density includes the tower 
area. 

The petitioner has proposed a minimum lot width of 52' and lot size of 6,240 feet for 
those internal lots within the subdivision. The lots along the perimeter of the 
development, at the north, south and west ends, are proposed at a minimum of 72' in 
width with a total lot size of 8,640 square feet.  This rezoning petition is a companion 
to the Small-Scale Comprehensive Plan Amendment (CPAM2205).  

Deviations Requested: 

The petitioner is requesting the following deviations as part of the proposed master 
plan:  
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 Minimum Lot Area: 5,500 square feet (Deviation from 6,000 square 
feet) 

 Minimum Lot Width: 50' (Deviation from 60') 

 Setbacks (R-1A Residential District and PD Perimeter Setbacks): 

o Front: 20' (Deviation from 25')  

o Side: 5' (Deviation from 10') 

o Front (Double Frontage/Corner Lots) - Require one of two 
frontages to meet 20' Front setback: 

 2nd Front of Corner Lot: 10' (Deviation from 20')  

SITE CHARACTERISTICS 

Site Size:   40.4 acres  

Surrounding Zoning 
and Land Use: North: AG; Developed/undeveloped residential 

uses  
South: AG; Developed/undeveloped residential 

uses 
East: AG; Developed/undeveloped residential 

uses 
West: R-1A; Developed residential uses 

Current Zoning: AG (Agriculture)  

Future Land Use 
Map Designation: Rural (Pending adoption of CPAM2205 to change the 

Future Land Use to Residential) 

ENVIRONMENTAL REVIEW 

Soil Type: Basinger Fine Sand, Candler Fine Sand 

Resources and  
Features: The property contains no Wellhead Protections Areas 

(WHPA) or Special Protection Areas (SPA) according to 
County data. A Class 3 wetland is located on western 
boundary. 

Comments: The petitioner will be required to provide a wetland delineation 
on all future development plans. 
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Habitat: Vacant, undeveloped forested sandhill and low density 
residential according to FWC CLC (Florida Cooperative Land 
Cover Classification System that combines Florida Land Use 
Cover and Classification System with fish and wildlife data) 
mapping. 

Comments: Candler Sands provide habitat suitable for gopher tortoises 
and commensal species. A wildlife survey shall be prepared 
by a qualified professional.  The petitioner is required to 
comply with all applicable FWC regulations and permitting. 

The subject site has an existing communication tower which 
has an existing eagle’s nest. The petitioner has provided the 
required 500' buffer in order to protect the nest. The area will 
not be developed and will be zoned PDP(SU)/Planned 
Development Project (Special Use) in order to preserve the 
area. 

Flood Zone: X with a portion of the western boundary in AE. 

Water Quality:  This project is located within the Weeki Wachee Priority Focus 
Area identified by FDEP as contributing nutrients to the Weeki 
Wachee Riverine System.  Providing information on Florida 
Friendly Landscaping techniques and proper fertilizer use is 
another opportunity to educate property owners on water 
quality.   

Comments: The petitioner must meet the minimum requirements of 
Florida Friendly Landscaping™ publications and the Florida 
Yards and Neighborhoods Program for required plantings and 
buffers, as applicable. 

The Builder/Developer shall provide new property owners with 
Florida-Friendly Landscaping™ Program information and 
encourage the use of the principles, techniques, and 
landscaping recommendations.  Information on the County’s 
Fertilizer Ordinance and fertilizer use is to be included.  
Educational information is available through Hernando 
County Utilities Department.    

SCHOOL DISTRICT REVIEW 

The applicant 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 
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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. 

 

UTILITIES REVIEW: 

The Hernando County Utilities Department (HCUD) does not currently supply water 
or sewer service to this parcel.  Water service is not available to this parcel, however 
there are existing 2-inch and 4-inch water mains that run along Fir and Evergreen 
Streets located in the subdivision to the south, and existing 4-inch and 8-inch water 
mains approximately 1,800 feet to the north along Smooth Bark Court and Woodland 
Waters Boulevard.  Sewer service will become available via an existing 10-inch sewer 
force main (running along the western property line) once the Weeping Willow force 
main has been completed.  HCUD has no objection to the request subject to a utility 
capacity analysis and connection to the central water and sewer systems at time of 
vertical construction. 

ENGINEERING REVIEW: 

The subject site is located on the eastern terminus of Godwit Avenue and Gyrafalcon 
Avenue and south of Seely Lane. The petitioner proposes connections to both Godwit 
Avenue and Gyrafalcon Avenue. The County Engineer has reviewed the petitioner’s 
request and has the following comments:  

 Floodplain permitting, and mitigation are required.   Development must 
conform to Hernando County Facility Design Guidelines and Southwest 
Florida Water Management District Environmental Resource Permit storm 
drainage design requirements. 

 A Traffic Access Analysis will be required. Traffic Access Analysis must 
include a queuing analysis.  Refer to Hernando County Facility Design 
Guidelines IV-18 for requirements.   

 A Traffic Access Analysis Methodology Statement was approved on August 
12, 2022. 

 The projects internal roadways design and curves shall meet Hernando 
County Standards. (IE:  Collector, Major Local, Local & Frontage Road).  
Refer to Hernando County Facility Design Guidelines Section IV.  
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 The petitioner must provide a designed construction access point to be 
reviewed and approved by County Engineer no later than at time of 
Conditional Plat.  

 

 

LAND USE REVIEW 

Setbacks and Buffers 

The petitioner is proposing the following setbacks, lot sizes and lot widths for each 
residential lot:  

 Front:  20' (Deviation from 25') 
 Sides:  5' (Deviation from 10') 
 Rear:  20' 
 Minimum Lot Width:  52' (Deviation from 60') 

The petitioner has also proposed a 20' landscape buffer along the entire perimeter 
of the project. 

Comments:  The petitioner has not identified any perimeter setbacks for 
the subject property. If the master plan is approved, the 
following minimum perimeter setbacks shall be required:  

 Front: 25' 
 Side: 10' 
 Rear: 10' 

Access 

To establish minimum access requirements to single family and multifamily 
subdivisions, the Board of County Commissioners adopted a policy requiring two 
(2) means of access for subdivisions. The policy serves to provide more than one-
way in and one-way out for residents of a subdivision, alternate routes for 
emergency services, interconnection between subdivisions, a shortened drive time 
for residents to the entrance/exits, and access points for travel direction outside of 
the development. A minimum of two (2) access points must be provided to serve 
any new subdivision or development pod with more than 50 units. If approved, 
individual single family and multifamily pods that exceed 50 units must meet the 
two (2) means of access per pod. 

Additionally, Hernando County Land Development Regulations require that new 
single family and multifamily developments with more than 50 units provide at least 
one treed roadway/access way for motor vehicles extending through the length or 

108



Hernando County Planning Department Staff Report:  H-22-76 

F:\Rezonings\H-22-76 Oak Development Group\Staff Report\H2276 Staff Report.docx 6 

width (whichever is greater) of the development with a vegetative buffer at least 
10' in width.  

Comments:  The petitioner has proposed two points of access into the 
development – Godwit Avenue and Gyrafalcon Avenue. The 
petitioner has not indicated which of the two proposed access 
points will be the required treed boulevard entrance. If 
approved the petitioner shall provide a treed boulevard 
entrance in accordance with the Hernando County Land 
Development Regulations.  

Neighborhood Park:  

All developments with 50 dwelling units or more shall provide and maintain a 
neighborhood park system for use by the residents of the subdivision in 
accordance with the requirements of the LDRs. The proposed phase contains 
more than 50 dwelling units.  Neighborhood parks may count towards the minimum 
open space requirements. The amount of land provided and maintained as a 
neighborhood park shall be 1.0 acre for the first 50 dwelling units plus 1/100th of 
an acre for each dwelling unit over 50 up to 250 dwelling units, for a maximum of 
3.0 acres. 

Comments:  The petitioner has designated 2.12 acres for a neighborhood 
park. The park meets the minimum requirements for the 
neighborhood park according to the Hernando County Land 
Development Regulations. Design shall ensure the park is 
accessible through the internal roadway network within the 
development. 

Natural Vegetation:  

Projects greater than twenty (20) acres shall designate an area of at least seven 
percent (7%) of the total project area as preserved natural vegetation and no 
construction activity can occur in this area.  Preserved natural vegetation areas 
must be a minimum of twenty thousand (20,000) square feet.  If approved, the 
petitioner must provide a minimum of seven percent (7%) natural vegetation.  
Preserved natural vegetation and/or planted native vegetation may be used to 
meet all or part of the requirement for open space if it is a minimum of fifteen (15) 
feet in width. 

Comments:  The petitioner has not provided calculations for the 
preservation of natural vegetation on the site. If the master 
plan is approved, the petitioner shall be required to set aside 
2.81 acres for natural vegetation. The proposed perimeter 
buffer may be counted toward this requirement.  

Fire Protection Plan:  
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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. 

COMPREHENSIVE PLAN REVIEW: 

The subject site is located within the Rural Land Use category and has a 
corresponding Comprehensive Plan Amendment (CPAM2205). The area is 
characterized by standard residential parcels (west and southeast) and agricultural 
lots varying in size from 2.5 to 5.0 acres, with several larger parcels. 

Future Land Use Element  

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. 

Comments:  Single Family is consistent with the associated Small-Scale 
Comprehensive Plan Amendment (CPAM2205).  

FINDINGS OF FACT:  

A Rezoning from AG (Agricultural) to PDP(SF)/Planned Development Project (Single 
Family) and PDP(SU)/Planned Development Project (Special Use) with Deviations is 
appropriate based on consistency with the County’s adopted Comprehensive Plan 
and compatibility with the surrounding land uses subject to compliance with all 
performance conditions. 

NOTICE OF APPLICANT RESPONSIBILITY: 
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The rezoning process is a land use determination and does not constitute a permit for 
either construction on, or use of, the property, or a Certificate of Concurrency.  Prior 
to use of, or construction on, the property, the petitioner must receive approval from 
the appropriate County department(s) for the proposed use. 

 

The granting of this land use determination does not protect the owner from civil 
liability for recorded deed restrictions which may exceed any county land use 
ordinances.  Homeowner associations or architectural review committees require 
submission of plans for review and approval.  The applicant for this land use request 
should contact the local association or the Public Records for all restrictions applicable 
to this property. 

STAFF RECOMMENDATION:  

It is recommended that the Planning and Zoning Commission recommend the Board 
of County Commissioners adopt a resolution approving the petitioner’s request for a 
Rezoning from Rezoning from AG (Agricultural) to PDP(SF)/Planned Development 
Project (Single Family) and PDP(SU)/Planned Development Project (Special Use) 
with Deviations and the following performance conditions: 

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

2. The petitioner is required to comply with all applicable FWC regulations and 
permitting.   

3. The petitioner must meet the minimum requirements of Florida Friendly-
Landscaping™ publications and the Florida Yards and Neighborhoods 
Program for design techniques, principles, materials and plantings for 
required landscaping, as applicable. 

4. The Builder/Developer shall provide new property owners with Florida-
Friendly Landscaping™ (FFL) Program information and include FFL 
language in the HOAs covenants and restrictions.   Information on the 
County’s Fertilizer Ordinance and fertilizer use is to be included.  
Educational information is available through Hernando County Utilities 
Department.   

5. A jurisdictional wetland line 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.   
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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. 

8. The subdivision shall be limited to 162 single-family residential units located 
within the PDP(SF)/Planned Development Project (Single-Family) section 
of the development. No residential units shall be constructed in the area 
designated as PDP(SU)/Planned Development Project (Special Use) on the 
master plan. The PDP(SU) shall be reserved for the tower and eagles nest 
buffer of 500ˈ. 

9. The developer shall conduct a water and sewer capacity analysis during the 
conditional plat phase and connect to the central water and sewer systems 
at time of vertical construction.  All required improvements will be the 
responsibility of the developer.  

10. In conjunction with the conditional plat phase, the petitioner shall perform a 
Traffic Access Analysis (TAA) in accordance with the requirements of the 
County Engineer. The Traffic Access Analysis shall include a queuing 
analysis.  Any identified improvements shall be the responsibility of the 
developer. 

11. The petitioner shall maintain a minimum perimeter buffer of 20' enhanced 
to an 80% opacity by landscaping and augmented with a 6' high opaque 
fence or wall around the project perimeter, except in areas designated as 
neighborhood park or drainage. The buffer shall be designated as a 
common tract and included in the Association documents for long term 
maintenance. 

12. Minimum Lot Setbacks, widths and sizes:  

 Front:  20'(Deviation from 25') 
 Sides: 5' (Deviation from 10') 
 Rear:  20' 

13. Minimum Lot Width:  52' (Deviation from 60') 

14. Minimum Perimeter Setbacks: 

 Front:  25' 
 Side:  10' 
 Rear:  10' 

15. 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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16. The petitioner shall provide the minimum neighborhood park acreage as 
required by the County’s Land Development Regulations as designated on 
the master plan.   The neighborhood park shall provide vehicular and 
pedestrian access from the subdivision street network. 

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

18. 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. 

19. The petitioner shall provide a designed construction access point to be 
reviewed and approved by County Engineer no later than at time of 
Conditional Plat. 

20. The petitioner shall notify residents and/or buyers that the subject site was 
the former Brooksville Turret Gunnery Range. 

21. The petitioner shall provide a boulevard entrance in accordance with County 
LDR’s. 

22. 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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Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11600
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

H-22-78 - Elizabeth A Richards:
Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-2); South side of Solway 
Drive at its intersection with Octavia Way.

TITLE

BRIEF OVERVIEW
Request:
Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-2)

General Location:
South side of Solway Drive at its intersection with Octavia Way.

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 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 rezoning from R-1C (Residential) to 
AR-2 (Agricultural/Residential-2) in accordance with the staff report

Michelle Miller Approved 12/28/2022   5:20 PM
Aaron Pool Approved 12/30/2022  11:10 AM
Kyle Benda Approved 12/29/2022   3:40 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Michael Kierzynski
SECONDER: Kathryn Birren

Page 1
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission:  January 9, 2023 
 Board Of County Commissioners: February 14, 2023 

APPLICANT: Elizabeth A Richards 

FILE NUMBER: H-22-78 

REQUEST: Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-
2) 

GENERAL 
LOCATION: South side of Solway Drive at its intersection with Octavia Way. 

PARCEL KEY: 831274 

APPLICANT’S REQUEST: 

The petitioner is requesting a rezoning of this property from R-1C to AR-2 to allow 
for a greater range of housing choices, farming, and personal livestock on the 
property. 

SITE CHARACTERISTICS: 

Site Size: 2.3 

Surrounding Zoning  
& Land Uses: North: R-1C (Residential); undeveloped 

South: R-1C (Residential); Single-family homes 

East: R-1C (Residential); undeveloped 

West: R-1C (Residential), undeveloped 

Current Zoning: R-1C (Residential) 

Future Land Use 
Map Designation: Rural 

ENVIRONMENTAL REVIEW: 

Soil Type: Candler Fine Sand 
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Protection Features: There are no Protection Features (Wellhead Protection 
Areas (WHPA) and Special Protection Areas SPAs) on 
this site according to county data. 

Hydrologic Features: There are no Hydrologic Features (Sinkholes, Karst 
Sensitive Areas, and Wetlands) on this property 
according to county data. 

Habitat: This property is designated “Sandhill” according to 
FWC CLC mapping (Florida Cooperative Land Cover 
Classification System that combines Florida Land Use 
Cover and Classification System with fish and wildlife 
data). 

Water Quality Review: This property is not within any Basin Action 
Management Plan (BMAP), Priority Focus Areas (PFA) 
or Outstanding Florida Springshed (OFS). 

Flood Zone: X 

UTILITIES REVIEW: 

The Hernando County Utilities Department (HCUD) has reviewed the petitioner’s 
request and provided the following comments: 

 HCUD does not currently supply water or sewer service to this parcel.   
Water and sewer service are not available to this parcel.  HCUD has no 
objection to the submitted zoning change from R1C to AR2 to allow 
chickens and goats on the premises. 

ENGINEERING REVIEW: 

The County Engineer has reviewed the petitioner’s request and provided the 
following comments: 

 The property is outside the floodplain. The proposed development will have 
minimal impact on the site drainage. 

LAND USE REVIEW: 

Minimum AR-2 (Agricultural/Residential-2) Building Setbacks: 

 Front: 50' 
 Side: 10' 
 Rear: 35' 
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The AR-2 District is designed to allow the continued development of low-density, 
single-family housing, characterized by an established mixture of both 
conventional single-family dwellings and mobile homes. The AR-2 district is not to 
be utilized for future development.  The Hernando County Code of Ordinances, 
Appendix A, Article IV, Section 13 identifies the permitted uses within the AR-2 
zoning district as follows:  

A. The following regulations apply to agricultural/residential districts as 
indicated:  

(1) Permitted uses:  

(a) All agricultural/residential districts:  

i. Aquaculture  
ii. Grazing livestock at the rate of one mature animal 

and offspring less than one year of age, per acre.  
iii. Poultry and swine for home consumption 

maintained at least seventy-five (75) feet from 
adjacent property.  

iv. Horticultural specialty farms, including the 
cultivation of crops.  

v. Accessory structures related to the principal use of 
the land.  

vi. Pigeon aviaries with a maximum of 1,500 square 
feet of area devoted to housing pigeons per acre.  

vii. Sales on the premises of permitted agricultural 
products produced on the premises: provided that 
where such products are sold from roadside stands, 
such stand shall be set back a safe distance from 
any public street right-of-way and shall provide for 
automobile access and off-street parking space in 
such a manner so as to not create an undue traffic 
hazard on the street on which such roadside stand 
is located. 

(d) Agricultural/Residential-2: 

i. Single-family dwellings 
ii. Mobile Homes 
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COMPREHENSIVE PLAN REVIEW: 

Rural Category  

Objective 1.04C: The Rural Category allows agriculture, agricultural 
commercial, agri-industrial, recreation, agritourism and 
residential land uses of a rural character. Certain 
neighborhood commercial uses may be allowed subject to 
locational criteria and performance standards. Residential 
density is 0.1 dwelling units per gross acre (1 unit per ten 
gross acres) except where otherwise indicated by the 
strategies listed herein and incorporated into the land 
development regulations.  

Comment:  The parcel is within the Rural land use classification and is 
surrounded by residential parcels ranging in size from .3 acres 
to the west, and parcels between 1.3 and 9.2 acres on the 
other three sides.  The proposed rezoning is consistent with 
the strategies for rural density and the pattern of land 
development on the surrounding parcels.  

FINDINGS OF FACT:  

A rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-2) is 
appropriate based on consistency with the County’s adopted Comprehensive Plan, 
subject to the staff report.  

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 rezoning from R-
1C (Residential) to AR-2 (Agricultural/Residential-2) in accordance with the staff 
report.  
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Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11601
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

H-22-80 - Sueann Gouin:
Rezoning from AR-2 (Agricultural/Residential-2) to AG (Agricultural); North side of Sun Road 
at its western terminus

TITLE

BRIEF OVERVIEW
Request:
Rezoning from AR-2 (Agricultural/Residential-2) to AG (Agricultural)

General Location:
North side of Sun Road at its western terminus

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 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 the petitioner’s request for Rezoning 
from AR-2 (Agricultural/Residential-2) to AG (Agricultural)

Michelle Miller Approved 12/28/2022   5:20 PM
Aaron Pool Approved 12/30/2022  11:02 AM
Kyle Benda Approved 12/29/2022   3:41 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Nicholas Holmes
SECONDER: Michael Kierzynski

Hickey, Kierzynski, McDonald, Birren and HolmesAYES:

Page 1
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission:    January 9, 2023 
 Board Of County Commissioners:  February 14, 2023 

APPLICANT: Sueann Gouin 

FILE NUMBER: H-22-80 

REQUEST: Rezoning from AR-2 (Agricultural/Residential-2) to AG (Agricultural) 

GENERAL 
LOCATION: North side of Sun Road at its western terminus 

PARCEL KEY: 593717 

APPLICANT’S REQUEST: 

The applicant is requesting a rezoning of the subject property from AR-2 to AG to 
allow for farming, and personal livestock on the property. 

SITE CHARACTERISTICS: 

Site Size: 4.8 acres 

Surrounding Zoning  
& Land Uses: North: AG (Agricultural); Single-Family Homes 

South: AR-2 (Agricultural/Residential-2); Single 
Family Homes 

East: AR-2 (Agricultural/Residential-2); Single 
Family Homes 

West: Lake Hideaway CPDP (Combined Planning 
Development Project) with Single Family 
and Multi-family uses adjacent to the subject 
Parcel; undeveloped. 

Current Zoning: AR-2 (Agricultural/Residential-2) 

Future Land Use 
Map Designation: Rural 
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ENVIRONMENTAL REVIEW: 

Soil Type: Candler Fine Sand/0-5% Slopes and a small western 
portion of the property is Candler Fine Sand/5-8% 
Slopes. 

Protection Features: There are no Protection Features (Wellhead Protection 
Areas (WHPA) and Special Protection Areas (Special 
Protected Areas (SPAs)) on this site according to 
county data. 

Hydrologic Features: There are no Hydrologic Features (Sinkholes, Karst 
Sensitive Areas, and Wetlands) on this property 
according to county data 

Habitat: This property is designated “Low Structure Density 
“according to FWC CLC mapping (Florida Cooperative 
Land Cover Classification System that combines 
Florida Land Use Cover and Classification System with 
fish and wildlife data) 

Water Quality: The proposed development is within the Weeki 
Wachee River Basin Management Action Plan 
(BMAP), the Weeki Wachee Primary Focus Area 
(PFA), and the and Weeki Wachee Outstanding Florida 
Springs (OFS) Group. 

Flood Zone: X, with a small portion to the north of the property within 
the AE zone. 

UTILITIES REVIEW: 

The Hernando County Utilities Department (HCUD) has reviewed the petitioner’s 
request and provided the following comments: 

 HCUD currently provides water service to this parcel.  Sewer service is not 
available to this parcel.   

 HCUD has no objection to the requested zoning change from AR2 to AG to 
allow multiple sheds and carports to be placed on site. 

ENGINEERING REVIEW: 

The County Engineer has reviewed the petitioner’s request and provided the 
following comments: 

 This site contains an area of 1% annual chance floodplain, “AE, (El. 59.6)”. 
This floodplain is associated with a karst feature. 
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 Driveway must be improved to current County standards.  Obtain Right of 
Way Use permit to install driveway apron for connection to paved County 
roadway. 

LAND USE REVIEW: 

The AG district is designed to promote and encourage the conservation and 
utilization of prime and productive agricultural land, as well as the preservation of 
the open character of certain land, which, by virtue of their topography, soil types, 
natural resources and/or relationship to other land use areas, should be carefully 
reviewed and evaluated prior to their possible development or else should continue 
to be developed at a relatively low-density to maintain their overall natural 
environment and unique character with the county.  

The minimum lot area for the Agricultural district is ten (10) acres for parcels 
created after January 1, 1990.  The subject parcel (4.8 acres) was created on 
January 1, 1980.  Due to the creation of the parcel before 1990, the minimum area 
size is not applicable, and the AG district is a valid and legal zoning district for the 
property.  All other AG district regulations still apply to the property and the 
petitioner’s use of said property. 

The Hernando County Code of Ordinances, Appendix A, Article IV, Section 6 
identifies the permitted uses within the AG zoning district as follows:  

A. Agricultural District: 

(1) Permitted Uses: The following permitted uses shall apply in the 
agricultural district:  

(a) Animal specialty establishment.  
(b) Farming and farming service establishments.  
(c) Fisheries.  
(d) Forestry and forestry service establishments.  
(e) Horticultural specialty farms.  
(f) Hunting, trapping and game propagation.  
(g) Landscaping service establishment.  
(h) Single-family dwelling.  
(i) Mobile Home, provided that such mobile home meets all 

regulations, requirements and provisions of this ordinance for 
minimum living area within the zoning district.  

(j) Land Application of Domestic Septage, provided that such 
operation meets all special regulations, requirements and 
provisions of this ordinance for operation and siting and 
applicable Florida Statutes, Administrative Rules, and provisions 
of the Hernando County Code of Ordinances.  
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(k) Wildlife management activities.  
(l) Resource-oriented recreational activities.  
(m) Aquaculture.  

(5) Special regulations: 

(a) No odor- or dust-producing substance or use, except in 
connection with cultivation of permitted uses, shall be permitted 
within one hundred (100) feet of the property line of an adjoining 
parcel containing a residence or the property line of a residentially 
zoned parcel.  

Minimum AG (Agricultural) Building Setbacks: 

 Front: 75' 
 Side: 35' 
 Rear: 50' 

COMPREHENSIVE PLAN REVIEW: 

Rural Category  

Objective 1.04C: The Rural Category allows agriculture, agricultural 
commercial, agri-industrial, recreation, agritourism and 
residential land uses of a rural character. Certain 
neighborhood commercial uses may be allowed subject to 
locational criteria and performance standards. Residential 
density is 0.1 dwelling units per gross acre (1 unit per ten 
gross acres) except where otherwise indicated by the 
strategies listed herein and incorporated into the land 
development regulations.  

Comment:  The parcel is within the Rural land use classification and is 
surrounded by parcels with a varying degree of agricultural 
uses. The proposed rezoning is consistent with the strategies 
for rural density and the pattern of land development on the 
surrounding parcels.  

FINDINGS OF FACT:  

A rezoning from AR-2 (Agricultural/Residential-2) to AG (Agricultural) is 
appropriate based on consistency with the County’s adopted Comprehensive Plan, 
subject to the staff report.  

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.  
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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 Rezoning from AR-2 (Agricultural/Residential-2) to AG (Agricultural). 
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Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11602
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

H-22-82 - David Kerns:
Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-2); West side of the 
Southern Terminus of Slingshot Drive

TITLE

BRIEF OVERVIEW
Request:
Rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-2)

General Location:
West side of the Southern Terminus of Slingshot Drive

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 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 rezoning from R-1C (Residential) to 
AR-2 (Agricultural/Residential-2) in accordance with the staff report

Michelle Miller Approved 12/28/2022   5:20 PM
Aaron Pool Approved 12/30/2022  10:32 AM
Kyle Benda Approved 12/29/2022   3:43 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Michael Kierzynski

Hickey, Kierzynski, McDonald, Birren and HolmesAYES:

Page 1
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission:  January 9, 2023 
 Board of County Commissioners: February 14, 2023 

APPLICANT: David Kerns 

FILE NUMBER: H-22-82 

REQUEST: Rezoning from R1-C (Residential) to AR-2 (Agricultural/Residential-
2)  

GENERAL 
LOCATION: West side of the Southern Terminus of Slingshot Drive  

PARCEL KEY: 25546 

APPLICANT’S REQUEST:  

The petitioner is requesting a rezoning of his property from R-1C to AR-2 to allow 
for a greater range of housing choices, farming, and personal livestock on the 
property. 

SITE CHARACTERISTICS: 

Site Size: 1.4 acres 

Surrounding Zoning  
& Land Uses: North: R-1C (Residential), undeveloped 

South: AG (Agricultural), undeveloped 
East: R-1C (Residential), Residence 
West: R-1C (Residential), undeveloped 

Current Zoning: R-1C 

Future Land Use 
Map Designation: Rural 

ENVIRONMENTAL REVIEW: 

Soil Type: Eaugallie Fine Sand 
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Protection Features: The property is west of the Florida West Aggregates 
mine and falls within its 500-foot Special Protection 
Area (SPA) buffer. 

Hydrologic Features: The property is within a karst sensitive area 

Habitat: The property is designated as Zeric Hammock 
according to FWC CLC mapping (Florida Cooperative 
Land Cover Classification System that combines 
Florida Land Use Cover and Classification System with 
fish and wildlife data).   

Water Quality Review: The property is not within any Basin Action 
Management Plan (BMAP) area, Priority Focus Area 
(PFA), or Outstanding Florida Spring (OFS) area. 

Flood Zone: X 

UTILITIES REVIEW: 

The Hernando County Utilities Department (HCUD) has reviewed the petitioner’s 
request and provided the following comments: 

• HCUD does not currently supply water or sewer service to this parcel.  
Water and sewer service are not available to this parcel.   

• HCUD has no objection to the requested zoning change from R-1C to AR-
2 to allow a modular home on site along with some farm animals, subject to 
Health Department approval of an appropriate Onsite Sewage Treatment 
and Disposal System. 

ENGINEERING REVIEW: 

The County Engineer has reviewed the petitioner’s request and provided the 
following comments: 

• This property is located outside the 1% annual chance floodplain. Access 
to the site may be impacted by flooding. 

• Property owner should be aware that Slingshot Drive is an emergency 
maintenance only roadway. 

LAND USE REVIEW 

Minimum AR-2 (Agricultural/Residential-2) Building Setbacks: 
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• Front: 50' 
• Side: 10' 
• Rear: 35' 

The AR-2 District is designed to allow the continued development of low-density, 
single-family housing, characterized by an established mixture of both 
conventional single-family dwellings and mobile homes. The AR-2 district is not to 
be utilized for future development.  The Hernando County Code of Ordinances, 
Appendix A, Article IV, Section 13 identifies the permitted uses within the AR-2 
zoning district as follows:  

A. The following regulations apply to agricultural/residential districts as 
indicated:  
(1) Permitted uses:  

(a) All agricultural/residential districts:  
i. Aquaculture  
ii. Grazing livestock at the rate of one mature animal 

and offspring less than one year of age, per acre.  
iii. Poultry and swine for home consumption 

maintained at least seventy-five (75) feet from 
adjacent property.  

iv. Horticultural specialty farms, including the 
cultivation of crops.  

v. Accessory structures related to the principal use of 
the land.  

vi. Pigeon aviaries with a maximum of 1,500 square 
feet of area devoted to housing pigeons per acre.  

vii. Sales on the premises of permitted agricultural 
products produced on the premises: provided that 
where such products are sold from roadside stands, 
such stand shall be set back a safe distance from 
any public street right-of-way and shall provide for 
automobile access and off-street parking space in 
such a manner so as to not create an undue traffic 
hazard on the street on which such roadside stand 
is located. 

(d) Agricultural/Residential-2: 
i. Single-family dwellings 
ii. Mobile Homes 
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COMPREHENSIVE PLAN REVIEW: 

Rural Category  

Objective 1.04C: The Rural Category allows agriculture, agricultural 
commercial, agri-industrial, recreation, agritourism and 
residential land uses of a rural character. Certain 
neighborhood commercial uses may be allowed subject to 
locational criteria and performance standards. Residential 
density is 0.1 dwelling units per gross acre (1 unit per ten 
gross acres) except where otherwise indicated by the 
strategies listed herein and incorporated into the land 
development regulations.  

Comment:  The parcel is within the Rural land use classification and is 
surrounded by residential parcels ranging in size from .3 acres 
to the west, and parcels between 1.3 and 9.2 acres on the 
other three sides.  The proposed rezoning is consistent with 
the strategies for rural density and the pattern of land 
development on the surrounding parcels.  

FINDINGS OF FACT:  

A rezoning from R-1C (Residential) to AR-2 (Agricultural/Residential-2) is 
appropriate based on consistency with the County’s adopted Comprehensive Plan, 
subject to the staff report.  

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 rezoning from R-
1C (Residential) to AR-2 (Agricultural/Residential-2) in accordance with the staff 
report.  
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Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11603
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

H-22-79 - Luis Puerto and Brenda Puerto:
Master Plan Revision on Property Zoned PDP(NC)/Planned Development Project 
(Neighborhood Commercial); North side of County Line Road, approximately 670' east of 
Cobblestone Drive

TITLE

BRIEF OVERVIEW
Request:
Master Plan Revision on Property Zoned PDP(NC)/Planned Development Project 
(Neighborhood Commercial)

General Location:
North side of County Line Road, approximately 670' east of Cobblestone Drive

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a Master Plan 
Revision on Property Zoned PDP(NC)/Planned Development Project (Neighborhood 
Commercial) subject to performance conditions

Michelle Miller Approved 12/28/2022   5:19 PM
Aaron Pool Approved 12/30/2022  10:31 AM
Kyle Benda Approved 12/29/2022   3:45 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Nicholas Holmes

Hickey, Kierzynski, McDonald, Birren and HolmesAYES:

Page 1
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 STAFF REPORT  
 
HEARINGS:  Planning & Zoning Commission: January 9, 2023 

Board of County Commissioners: February 14, 2023 
 
APPLICANT: Luis Puerto and Brenda Puerto 
 
FILE NUMBER:  H-22-79 
 
PURPOSE:  Master Plan Revision on Property Zoned PDP(NC)/Planned 

Development Project (Neighborhood Commercial) 
 
GENERAL 
LOCATION:  North side of County Line Road, approximately 670' east of 

Cobblestone Drive 
 
PARCEL 
KEY NUMBER: 412342 
  
 
APPLICANT’S REQUEST: 
 

On August 13, 2013, the Board of County Commissioners voted to approve an  
an additional C-1/(General Commercial) use for Comparison Goods Store in order to 
operate a retail store in a portion of the existing 4,500 square foot building. As part of 
the 2013 approval, a performance condition was added that limited activity to the 
existing 4,500 square foot building and any future expansion of the existing structure 
and/or additional buildings would require an amendment to the master plan. The 
petitioner’s current request to remove the condition limiting future expansion and/or 
new buildings and construct an additional 4,500 square foot commercial building. No 
other changes are being requested at this time. 

SITE CHARACTERISTICS: 

Site Size: 1.3 acres 

Surrounding Zoning; 
Land Uses: North: PDP(SF); Single Family 

South: Pasco County 
East: PDP(SF); Single Family 
West: PDP(SF); Single Family 
 

Current Zoning:  PDP(NC)/Planned Development Project (Neighborhood 
Commercial) 
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Future Land Use  
Map Designation: Residential  

ENVIRONMENTAL REVIEW: 

Soil Type: Candler Fine Sand 

Comments: Candler Fine Sand provides habitat suitable for gopher tortoises (a 
listed species) and commensal species. A comprehensive faunal 
(wildlife) survey shall be prepared by a qualified professional during 
the construction plans stage of development.  The petitioner is 
required to comply with all applicable FWC regulations and 
permitting. 

Protection 
Features: There are no Protection Features (Special Protection Areas (SPA) 

or Wellhead Protection Area (WHPA)) on this site according to 
County data resources. 

Hydrologic  
Features: There are no Hydrologic Features (sinkholes, karst sensitive areas, 

or wetlands) on this site according to County data resources. 

Habitat: The property is classified as Commercial and Services according to 
FWC CLC mapping (Florida Cooperative Land Cover Classification 
System that combines Florida Land Use Cover and Classification 
System with fish and wildlife data). 

Water Quality This site is in the Weeki Wachee Basin Action Management Plan 
(BMAP) and the Weeki Wachee Springs Priority Focus Area (PFA). 

Comments: The petitioner must meet the minimum requirements of Florida 
Friendly Landscaping™ publications and the Florida Yards and 
Neighborhoods Program for required plantings and buffers, as 
applicable.   

Flood Plain: X and AE 

UTILITIES REVIEW: 

The Hernando County Utilities Department (HCUD) has indicated that they currently 
supply water to the subject parcel.  There is an existing 10-inch water main that runs 
in front of this parcel along County Line Road.  HCUD has no objection to the 
request. During the permitting process for this project it may be determined that this 
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parcel needs an upsized water meter and/or may be required to connect to the central 
sewer system at time of vertical construction. 
 

ENGINEERING REVIEW: 
 

The site is located on the north side of County Line Road, approximately 670' east of 
Cobblestone Drive. The petitioner does not seek any modifications to the existing 
access to County Line Road. The County Engineering Department has reviewed the 
petitioner’s request and indicated the following: 
 

• The petitioner will be required to revise the existing Southwest Florida Water 
Management District Environmental Resource Permit (SWFWMD ERP) 
(Permit 48-6467.0). A 2nd retention pond will be required. 

• A Traffic Access Analysis may be required; this shall be determined at the time 
of site development.  

• The existing Right-In/Right-Out access will remain in place.   
• The driveway and parking will be required to be brought up to current County 

standards with signage and appropriate markings. 
 
LAND USE REVIEW: 
 

Building Setbacks 
Minimum Building Setbacks (Previously Approved): 

Front: 50' 
Side: 20' 
Rear: 35' 

 
Buffers 
The petitioner shall maintain the previously approved opaque fence with five (5) foot 
vegetative buffer along the north, east, and west boundary lines. Vegetation shall be 
planted on the petitioner’s side of the fence. 
 
Parking 
The site has twenty-six (26) existing parking spaces. If the request is approved, the 
petitioner will be required to provide parking in compliance with the County’s LDRs. 
 
Lighting 
The petitioner has not indicated any provisions for lighting of the subject property. If 
approved, the petitioner must provide full cutoff fixtures for all new lighting, in order 
to retain all light onsite and prevent any light spillage onto neighboring residential 
uses. 
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Landscaping 
The petitioner must meet the minimum requirements of Florida Friendly 
Landscaping™ publications and the Florida Yards and Neighborhoods Program for 
design techniques, principles, materials, and plantings for required landscaping. 

 
COMPREHENSIVE PLAN REVIEW: 
 

The area is characterized by residential, and some vacant residential lots. The subject 
property is located within the Residential land use classification on the adopted Future 
Land Use Map. 

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

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

 
Comments: Neighborhood commercial is an allowed use in the Residential 

Land Use Category. Any approval should include appropriate 
performance conditions to address potential negative impacts 
from the development.  

 
Strategy 1.10B(3): Protect existing and future residential areas from encroachment 

of incompatible uses that are destructive to the character and 
integrity of the surrounding residential area. 

 
Comments: Buffering should be provided where residential lots abut the 

subject property. Since its approval, any vegetation associated 
with the previously approved buffer, must be replanted and/or 
supplement if and where necessary. 

 
FINDING OF FACTS: 
 

A Master Plan Revision on Property Zoned PDP(NC)/Planned Development Project 
(Neighborhood Commercial) is appropriate based on the following conclusions: 
 
1. The request is consistent with the County’s adopted Comprehensive Plan and 

is compatible with the surrounding land uses subject to compliance with all 
performance conditions. 

 
2. Neighborhood Commercial use is consistent with the Residential Land Use 

classification on the adopted Future Land Use Map. 
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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 RECOMMENDATIONS: 
 

It is recommended that the Planning and Zoning Commission recommend the Board 
of County Commissioners adopt a resolution approving the petitioner’s request for a 
Master Plan Revision on Property Zoned PDP(NC)/Planned Development Project 
(Neighborhood Commercial) subject to 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. Neighborhood Commercial Building Setbacks: 

Front: 50' 
Side: 20' 
Rear: 35' 

 
3. Access to County Line Road shall be limited to the existing access. 

 
4. The petitioner shall replant and/or supplement any vegetation associated with 

the buffer if and where necessary. 
 

5. All lighting shall be full cut off fixtures to prevent any light spillage into 
neighboring parcels. 

 
6. The petitioner shall be required to revise the existing Southwest Florida Water 

Management District Environmental Resource Permit (SWFWMD ERP) 
(Permit 48-6467.0). A 2nd retention pond will be required. 
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7. Traffic Access Analysis may be required once the land use is identified for the 
new building; this will be determined at the time of site development. 

 
8. The driveway and parking shall be brought up to current County standards with 

signage and appropriate markings. 
 
9. 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, as applicable. 

 
10. The petitioner shall provide a master plan in compliance with all 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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Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11604
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

H-22-65 - Tri County Development Inc.:
Rezoning the from PDP(SU)/Planned Development Project (Special Use) to 
PDP(MF)/Planned Development Project (Multifamily) with Deviations; Northeast corner of 
Henderson Street and Mariner Boulevard

TITLE

BRIEF OVERVIEW
Request:
Rezoning the from PDP(SU)/Planned Development Project (Special Use) to 
PDP(MF)/Planned Development Project (Multifamily) with Deviations

General Location:
Northeast corner of Henderson Street and Mariner Boulevard

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a Rezoning 
the from PDP(SU)/Planned Development Project (Special Use) to PDP(MF)/Planned 
Development Project (Multifamily) with Deviations with performance conditions

Michelle Miller Approved 12/28/2022   5:19 PM
Aaron Pool Approved 12/30/2022  10:31 AM
Kyle Benda Approved 12/29/2022   3:47 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Michael Kierzynski
SECONDER: Nicholas Holmes

Hickey, Kierzynski, McDonald, Birren and HolmesAYES:

Page 1
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STAFF REPORT 
 

HEARINGS: Planning & Zoning Commission: January 9, 2023 
Board of County Commissioners: February 14, 2023   

APPLICANT: Tri County Development Inc. 

FILE NUMBER: H-22-65 

REQUEST: Rezoning the from PDP(SU)/Planned Development Project (Special 
Use) to PDP(MF)/Planned Development Project (Multifamily) with 
Deviations 

GENERAL 
LOCATION: Northeast corner of Henderson Street and Mariner Boulevard 

PARCEL KEY  
NUMBER: 1085505 

APPLICANT’S REQUEST: 

The petitioner is requesting a rezoning the from PDP(SU)/Planned Development Project 
(Special Use) to PDP(MF)/Planned Development Project (Multifamily) with Deviations on 
a 9.5-acre portion of the subject site. At present, approximately half the subject property 
is being actively utilized by the Suncoast YMCA for athletics, fitness and education, with 
the required parking and circulation. The remaining half the property, primarily in the north 
and northwest sections, is undeveloped and consists of baseball/softball fields which are 
no longer in the YMCA's long-range plans. 

The applicant is requesting to retain the existing PDP(SU)/ Planned Development Project 
(Special Use) YMCA designation for the portion of the property that will continue to be 
used for operation of the YMCA, but rezone the 9.5 acres, as shown on the proposed 
master plan, to PDP(MF)/Planned Development Project (multifamily) for a 55 and over 
rental villa community. The development will consist of 84 single story villas with garages. 
These residences are of varying sizes, ranging from 1,000 to 1,500 square feet of living 
space. The villas will be marketed with an emphasis on their proximity to the YMCA and 
memberships for use of that facility that are incorporated into their rent. 

The subject site is part of the original Seven Hills Development of Regional Impact (DRl), 
a multifaceted community comprised of single family residential (Seven Hills, private adult 
single family residential (Wellington), multifamily, senior multifamily, commercial, office, a 
golf course, a hospital, a public school (Seven Hills Elementary) and the YMCA. As part 
of the original DRI, 900 multifamily units were vested, of which only a third have been 
developed. The proposed 84-unit villa development is well within the original threshold 
entitlements. 
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Deviations Requested: 

The petitioner is requesting the following deviations: 

 Mariner Boulevard:     20ˈ (Deviation from 50ˈ) 
 Internal - From Access Drive:   20ˈ (Deviation from 25ˈ) 
 Internal - Side (between individual units):  0ˈ (Deviation from 10ˈ) 
 Waiver of the Neighborhood Park requirement in place of shared amenities with 

YMCA 

SITE CHARACTERISTICS: 

Site Size: 9.5 Acre (19.70 Acres Total) 

 
Surrounding  
Zoning/Land Uses: North: PDP(SF); Single Family  

South: PDP(SU); YMCA  
East: CPDP; Duke Energy  
West: PDP(SF); Single Family  

Current Zoning: PDP(SU)/Planned Development Project (Special Use) 

Future Land Use 
Map Designation: Residential 

ENVIRONMENTAL REVIEW: 

Soil Type: Candler Fine Sand 

Comments: Candler Fine Sand provides habitat suitable for gopher 
tortoises (a listed species) and commensal species. A 
comprehensive faunal (wildlife) survey shall be prepared by a 
qualified professional.  The petitioner is required to comply with 
all applicable FWC regulations and permitting. 

Protection 
Features:   The subject property is located within Wellhead Protection  
    Area (WHPA). 

Comments: This designation will not impact the requested zoning activity. 

Hydrologic  
Features:   There are no hydrologic features (sinkholes, karst sensitive  
    areas or wetlands) on this property. 

Habitat: The property is developed and shown as low intensity urban 
according to Florida Fish and Wildlife Conservation 
Commission (FWC) CLC (Florida Cooperative Land Cover 
Classification System that combines Florida Land Use Cover 
and Classification System with fish and wildlife data) mapping. 
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Water Quality 
Review:   The subject property is in the Weeki Wachee Priority Focus  
    Area (SPA) for the Basin Action Management Plan (BMAP)  
    identified by the Florida Department of Environmental   
    Protection (FDEP) as contributing nutrients to the Weeki  
    Wachee Riverine System.   

Comments: Implementation of Florida Friendly Landscaping™ principles, 
techniques, and materials are designed to conserve water and 
reduce pollutant loading to Florida’s waters. 

Flood Zone: X and AE   

UTILITIES REVIEW: 
 

The Hernando County Utilities Department (HCUD) currently supplies water and sewer 
service to the existing commercial building(s) located on this parcel. There is an existing 
6-inch water main that runs along the north side of the entrance road to the commercial 
building(s) and a 10-inch water main along the west side of Mariner. There is an existing 
gravity sewer system servicing the existing building(s) located at the intersection of 
Mariner Boulevard and Henderson Street and a 4-inch sewer force main along the east 
side of Mariner Boulevard. HCUD has no objection to the request subject to a utility 
capacity analysis and connection to the central water and sewer systems at time of vertical 
construction. 
  

ENGINEERING REVIEW: 
 

The subject site is located on the northeast corner of Henderson Street and Mariner 
Boulevard. The petitioner is proposing two access points. One along the south into and 
through the exiting YMCA driveway, which would allow for direct access to the signal and 
the other directly to Mariner Boulevard along the northwest portion of the project.  The 
County Engineer has reviewed the petitioner’s request and has the following comments:  
 

 A Traffic Access Operational Analysis will be required. 
 A Traffic Access Operational Analysis to include analysis of the first two driveways 

setback distances will be required.  
 Any improvements identified by the Traffic Access Operational Analysis will be the 

developer’s responsibility to install.  
 Second access to Mariner Boulevard shall be limited to right-in/right-out only.  
 All roads and driveways are to meet Hernando County Standards. 

 
LAND USE REVIEW: 
 

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 
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50 units. If approved, individual single-family and multifamily pods that exceed 50 units 
must meet the two (2) means of access per pod. 
 
Additionally, Hernando County Land Development Regulations require that new single-
family and multifamily developments with more than 50 units provide at least one treed 
roadway/access way for motor vehicles extending through the length or width (whichever 
is greater) of the development with a vegetative buffer at least 10' in width.  
 
Comments:  The petitioner has identified two access points into the development; 

however, neither has been indicated as the treed boulevard entrance. 
If approved, the access from the south must provide a boulevard 
entrance not the project as required by County LDR’s. 

 
Setbacks and Lot Size:  
Proposed Perimeter Setbacks:  

 North:  20ˈ  
 South:  20ˈ  
 West:   20ˈ (Deviation from 50ˈ)  
 East:   20ˈ  

 
Proposed Internal Building Setbacks:  

 Access Drive:  20ˈ (Deviation from 25ˈ) 
 Side (between units):  0ˈ (Deviation from 10ˈ) 

 
Buffer 
Minimum Proposed Buffers: 
North - (Spring Hill lots): 10' at 80% opacity 
South - (YMCA Facility): 20' landscaped 
East - (Duke Powerline): 10' landscaped 
West - (Mariner Blvd): 15' landscaped 
 
Comments: If approved, the petitioner may reduce the 20' buffer along the south against 

YMCA to 10' to increase the buffer distance along the north to 20'. The 
northern buffer shall also be supplemented where necessary to achieve 80% 
opacity 

 
Neighborhood Park:  
All developments with 50 dwelling units or more shall provide and maintain a neighborhood 
park system for use by the residents of the subdivision in accordance with the 
requirements of the LDRs. The proposed phase contains more than 50 dwelling units.  
Neighborhood parks may count towards the minimum open space requirements. The 
amount of land provided and maintained as a neighborhood park shall be 1.0 acre for the 
first 50 dwelling units plus 1/100th of an acre for each dwelling unit over 50 up to 250 
dwelling units, for a maximum of 3.0 acres. If approved, the development must meet the 
minimum neighborhood park requirements as required by the County’s LDRs. Individual 
single-family and multifamily pods that exceed 50 dwelling units must provide a 
neighborhood park. 
 
Comments:  The master plan does not show a neighborhood park as required by the 

County LDRs. The petitioner has indicated the proposed development will 
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be in partnership with YMCA to provide membership to its seniors and 
provide the subdivision with the required amenities. Staff has reviewed this 
proposal and has no objections to the concept.  

 
Natural Vegetation: 
Projects two (2) to twenty (20) acres must designate an area of at least five (5) percent 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 two thousand 
(2,000) square feet and no more than two (2) non-contiguous areas shall be allowed. 

Comment:  The petitioner has not specified the location for preservation of any natural 
vegetation. If the master plan is approved, the petitioner shall be required to 
set aside 0.47 acres for natural vegetation in accordance with the Hernando 
County Land Development Regulations.  

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

Conditional Plat in accordance with Hernando County LDRs. 
 
COMPREHENSIVE PLAN REVIEW: 
 

The subject site is located within the Residential Land Use designation and is 
characterized by single family homes. The subject site is part of the original Seven Hills 
Development of Regional Impact (DRl), which was entitled for, 900 multifamily units of 
which only a third have been developed. The proposed 84-unit villa development is well 
within the original threshold entitlements. 
 
Residential Category  
Objective 1.04B:  The Residential Category allows primarily single family, duplex, resort 

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

 
Multi-Family Housing  
Strategy 1.04B(4):  The Residential Category includes zoning for multi-family housing 

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

 
Strategy 1.04B(5):  High density zonings are intended for locations in the more intensely 

developed sections of the County. New residential development of 
high-density housing shall utilize the Planned Development Project 
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(PDP) process. Regulatory criteria shall include standards that 
evaluate and address suitability of the location including:  
a. proximity to existing or designated commercial areas, corridors, or 

employment centers;  
b. direct or limited local access to arterial or collector roadways;  
c. availability of appropriate infrastructure and services capacity at 

the site including police, fire, emergency medical services, potable 
water utility supply, sewer utility supply, and primary and 
secondary school facilities;  

d. protection of high quality environmentally sensitive resources or 
historic and archaeological resources;  

e. the character and density of existing and approved residential 
development in the surrounding area. 

 
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. 

 
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.  

 
Strategy 1.10B(3):  Protect existing and future residential areas from encroachment of 

incompatible uses that are destructive to the character and integrity 
of the surrounding residential area. 

 
Comments:  The subject site is located along Mariner Boulevard, within the 

urbanized area of Spring Hill. The proposed PDP(MF)/Planned 
Development Project (Multifamily) is consistent with the 
Comprehensive Plan residential land use category and is fitting for 
the area with appropriate performance conditions.  
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FINDINGS OF FACT:  
 

The request for rezoning the from PDP(SU)/Planned Development Project (Special Use) 
to PDP(MF)/Planned Development Project (Multifamily) with Deviations is appropriate 
based on the following conclusions: 
 

1. The following requested deviations are justified with appropriate 
performance conditions: 

 Internal - From Access Drive: 20' (Deviation from 25') 
 Internal - Side (between individual units): 0' (Deviation from 10') 
 Waiver of the Neighborhood Park requirement in place of shared 

amenities with YMCA 
   

2. The petitioners request for a building setback reduction along Mariner 
 Boulevard from the required 50' to 20' is excessive considering Mariner 
 Boulevard’s intensity. Staff would recommend a minimum of a 35' 
 building setback. 

 
3. The master plan is consistent with the County’s adopted Comprehensive 

Plan and is 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 for a 
Rezoning the from PDP(SU)/Planned Development Project (Special Use) to 
PDP(MF)/Planned Development Project (Multifamily) with Deviations 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. A comprehensive floral and faunal (wildlife) survey shall be prepared by a qualified 
professional.  The petitioner is required to comply with all applicable FWC regulations 
and permitting.   
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3. The petitioner must meet the minimum requirements of Florida Friendly Landscaping™ 
publications and the Florida Yards and Neighborhoods Program for design techniques, 
principles, materials and plantings for required landscaping, as applicable. 

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

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

 
5. The developer must provide geotechnical testing in accordance with the Hernando 

County Facility Design Guidelines, including DRAs to determine if karst features are 
present. 
 

6. The developer shall conduct a water and sewer capacity analysis and connect to the 
central water and sewer systems at time of vertical construction.  
 

7. A Traffic Access Operational Analysis shall be required and shall include an analysis 
of the first two driveways setback distances. Any improvements identified by the Traffic 
Access Operational Analysis will be the developer’s responsibility to install. 
 

8. The proposed second access to Mariner Boulevard shall be limited to right-in/right-out 
only. 

 
9. Minimum Perimeter Setbacks:  

 North:  20'  
 South:  20'  
 West:   35'  
 East:   20'  

 
     Internal Building Setbacks:  

 Access Drive:  20' (Deviation from 25') 
 Side (between units):  0' (Deviation from 10') 
 

10. The petitioner shall provide a treed boulevard entrance from the YMCA entrance.  
 

11. Minimum Buffer Requirements: 
North - (Spring Hill lots): 20' at 80% opacity 
South - (YMCA Facility): 10' landscaped 
East - (Duke Powerline): 10' landscaped 
West - (Mariner Blvd): 15' landscaped 

 
12. A waiver of the neighborhood park is granted due to the partnership with YMCA.  

 
13. The petitioner shall submit a fire protection plan with the Conditional Plat in accordance 

with Hernando County Land Development Regulations. 
 

14. The petitioner shall set aside the minimum acreage for natural vegetation in 
accordance with the Hernando County Land Development Regulations.  
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15. 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. 

185



186



187



188



189



.rry
october 24 , 2022

Ms. Michelle L. Miller
PlanninB Administrator
Planning Division, Developmental Services Department
1653 Blaise Drive, Brooksville, Ft 34601

Dear Ms. Miller,

This letter is to confirm my full support and belief that the Hernando County YMCA and community
would greatly benefit from the development of this project. The Y leadership team who oversees this
project has reviewed the layout and feels it is very compatible with the YMCA of the Suncoast.

The sale of this land, and the building of apartments is a dynamic benefit for the YMCA and the older
adults who will be living in the apartments. Money from the sale of the land will be used for capital

improvements at the Hernando County YMCA, and each of the seniors that reside within the apartments
will receive a YMCA membership. Their memberships to the Y will support them physically and mentally
in their health journey. On the remaining land, the buyer will be building a multipurpose field which will
include upgraded and improved lights.

On behalf of the YMCA of the Suncoast, I am confident in the development of this project. The sale of
this land, and development of apartments will improve the community as a whole. Please feel free to
contact our Association Office at 1727J' 467 -9622 if you have any further questions.

Sincerely,

Radv€d

ocl I ? 2022

PlSnntnq D€Padmenl

Hernando County Flonda

YMCAOFTHE SUNCOAST 2469 Enterprise Road, Clearwater, FL 33751 P727 467 9622 Fcasuncoast.org

Clearwater ln Motion Greater Palm Harbor Greater Ridgecrest Hernando lames P Gills lohn 6eigle/North Pinellas

Citrus SchoolAge Programs Hernando SchoolAge Programs Pinellas/Pasco S[hoolAqe Programs

Our nksion: To put Christian principles into practce through programs that build heahhy spirit, rnind and bodyforall.

FOR YOUTH DEVETOPMENT@

FOR HEALTHY LIVING

FOR SOCIAL RESPONSIBILITY

f*,

W
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CGtlclb. M..Ee.mrn

966 Candlelght Beievad . Bool.slille . Fbira 34601

(352) 796-9423 ' Fax (352)7994359

e-{rEi coasbl@co6hlsEi}eelirD.c0m
$.r4r @asbl€rEheedr!.corn

Transmittal Letter
To: l\/ichelle L. Miller, M.S. Planning Administrator

1053 Blaise drive, Brooksville, FL 34601

From: Jon Riley

Datei November 18, 2022

Re: Tri-County Development - YMCA - PIW Affidavit

aro.-lerns-Rsd:dE trr.

We are sending you the attached:

Copies
Description

1 Affidavit (Sign in sheets, l\4ail out lnvitation)

THESE ARE BEING TRANSMITTED AS CHECKED BELOW:

! For approval
I For your use
n As requested

E No exception taken
E lvlake corrections noted
n Amend & resubmit

Rejected, see Remarks
For review
For signature(s)

trx
tr

F.cdv€d 
1

Nt)v 1 8 2022

Phnnrnq Depa'tmont -

tternando County Flor6a
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PUBLIC INQUIRY WORKSHOP - SUMMARY

SUBJECT: H-22-65 -Tri-County (YMCA) PIW

DATE/TIME: November 17,2022/4:00 p.m.

LOCATION: Silverthorn Country Club Clubhouse - 4550 Golf Club Lane, Spring Hill, FL 34609

ATTENDEES: Don Lacey, Coastal-EngineeringAssociates, lnc.

Jon Riley, Coastal-Engineering Associates, lnc.

Alex Deeb, Tri-County
2 Total Community Participants (Refer to the meeting sign-in sheet)

The meeting began promptly at 4:00 p.m. with staff introductions followed by a project overview.

Questions were taken during the project overview as well as after.

Topics discussed:
r Project Concept
o Property Environmental- protected species, sinkholes, drainage RgCeived

o Current zoning vs. proposed zoning
o Rezoning process Nf V I 8 1022

o Access plannrng Department
o Traffic Hemando County, Florida

o Schedule

A summary of the participants' questions and comments are below.

1. When would construction start?
o Alex Deeb answered that construction start date is based on many factors including this

zoning approval and supply chain issues. He anticipates breaking ground summer 2023.
2. What kind of buffer would be used?

o Alex explained the type of trees he would be using in the buffer and the location of the
black chain link fence. He said this community would be gated.

3. What would be the building setback from the houses to the north?
o The building setbacks that were illustrated on the Masterplan were explained.
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\Rccetved

N()V | $ 7s22

.. 
planntng 

Depadm8nt

AFFIDAVIT FoR PUBLIC INQUIRY woRKSHoP*ando 
countv Frorida

CITZEN SIGN-IN SHEET
EXECUTIVE SUMMARY

This affidavit attests that the attached q!g!q! citizen sign-in sheet is an offrcial
record ofattendance at the workshop and the attached executive sunmary explains
what information was provided to the public at the workshop. All exhibits displayed
at the workshop are included.

FileNumber: H - D'U,
Applicant Name: T8.l - OoupTY ( Vl,iOA)

Public tnquiry Workshop Date: Iltt lal

STATE OF FLONDA
COWW OF Hernando County

The forcgoing insrument was achowtedge d&for" ^" rhi" /tfuduy o, //tycn f+/ .zo Biy
--frnaf^- Ri' , who is fpersonalty torown to mc or

i produced as identification.

WTNESS my hand and official scrl at Hemando County, Florida

r lffin
Signaturc of l,,ltlary Pubtic

Notary SeaUSta np

FIwPDATA\CJB\Public lnqurrY 'roYksho, Simplc Forms\Puhlic lnquin, Workshop Affid.vir For Exc. Sudvr.t-y CrrE n lign {n ShcclIII'.rItDo.l
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AFFIDAVIT FOR PUBLIC INQTIIRY WORKSHOP
MAILING OF NOTICE Fcoeft,ed

N0v I 82022

,#:ll':'.m,ffi,H."

l, 6onlt/{llh[ k*sl , hereby certiff that I did mail a notice of
t Public Inquiry Workshop, at least ten days
prior to said workshop, to property owners of every parcel of land within 1000 feet
in any direction from the properry in accordance with the listing provided by the
Hernando County Property Appraiser's Office. A copy of the mailed notice and
property owner list is attached herewith.

STATE OF FLORIDA
COUNTY OF H*nando County

1
I

The foregoing instrument was ackrowledged bel

o, ,: 
^un k' ! *"^*'"fr*'*%'r#

or E produced as idcntification.

WITNESS my hand and official scal at Hemando County, Florida

t{oLry Puttlc SttE ol Flor*f.
Elem Sutton
trlvCorflr$3laql HH OEE75
E;r*tsoz02rm25

Notry Seal/Stanp

Rev.0l/3/17

rquiry workshop Sample Forms\Public tnquiry workshop Mailing Notification Ariidayir

b* J4r{n-
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NO.

SIGN IN SHEET 'r,,7

PHONE (CELL) ADDRESS

lde - 23 z-" 7W (!fo 
r?abt rc e - ,fi,.y4

tra.f\ \ ^J^r^ <Lr d<b\,.b9cs= Qq+r,^-L+

EMAIL

U-,)*l-h,--= f *.2 <.41f-.-l '<-c,{.-

:an.hry
4

5

6

7

8

NAME

4fr.

9

10

11

12

13

14

15

195



puBLrc rNeurRy woRKsHop r Bcce'ved I

"'-t'^r];"-:T;.t R?17tH'2o22 '#ff'*"H3flt

THIS MAILING IS TO PROVIDE NOTICE THAI A PUB!IC INFORMATION WORKSHOP HAS BEEN SCHEDULED IN REFERENCE TO THE TRI-COUNTY YMCA PROJECT. WHICH IS

CURREN]LY UNDER REVIEW FOR REZONING-MASIER PLAN APPROVAL WITH THE HERNANDO COUNIY DEVELOPMENIAT DEPARTMENT. YOU ARE RECEIVING THIS NO]ICE
AS IHE PROJECT AREA HAS EEEN IDENT]FIED AS BEING WITHIN IOOO'OF PROPERIY YOU OWN. IHE SUBJECT I9.6O.ACRE t PROPERTY LIES WIIHIN

SECTION/IOWNSHIP/RANGE: 30 / 22S / l8E AND lS LOCATED ON IHE EASI SIDE OF MARINER BOULEVARD, APPROXIMAT€I,Y % MILE SOUTH OF SPRING HlLl- DRIVE. lT lS

IDENTIFIED BY THE HERNANDO COUNTY PROPERTY APPRAISER (HCPA) AS KEY NO. IO855O5

WE HAVE INCLUDED THE PROPOSEO MASTER PLAN ANO A BRIEF PROJECI DESCRIPlION BELOW FOR YOUR REVIEW. WE REQUEST THAT ANY INDIVIDUAL SEEKING

ADDITIONAI. INTORMATION ON THE AFOREMENTIONED PROJECI. 
^IIEND 

THE WORKSHOP, WHERE IHE OEVELOPER ANO THEIR CONSULIING ENGINEERING TIRM IOOK
FORWARD TO PROVIDING INFORMATION AND ANSWERS ]O OUESIIONS REGAROING THE PROJECI- IF YOU ARE UNAEIE TO ATTEND, BUT WOULD IIKE FURTHER

INFORMATION OR IO COMMEN]. CONTACT INFORMATION TO DO SUCH IS PROVIDED AT ]HE END OF THIS MAILING.

MASTER PLAN

THE APPLICANT IS REQUESTING TO RETA1N THE EXISTING PLANNED DEVELOPMENT PRO]ECI (PDP-SU) YMCA DESIGNATION FOR ]HE PORT1ON OF THE PROPERTY
IHAT WILL CONTINUE TO BE USED FOR OPERATION OF THE YMCA, BUI PLACE A {PDP.MF) DESIGNATION ON THE REMAINING +/- 9,5 ACRES, AS SHOWN IN THE

ABOVE PROPOSED MASTER PLAN,IO ALLOW DEVELOPMENT OF A RENIAI RES'DENI'AT VILLA COMMUNJIY. THIS 55+ COMMUNITY {AGE RESTRICTED) WOULD
CONSIST OI UP IO 84 - VILLAS, WIIH EACH UNIT CONSISTING OF A SINGLE STORY VILLA AND GARAGE. VILLAS WILL BE OI VARYING SIZES, RANGING FROM I,OOO

FT? ]O I,5OO FT' OF LIVING SPACE. ADDING SOME VARIITY TO THE HOUSING OPIIONS IN THE SEVEN HILLS AREA. MARKETING WILL EMPHASIZE ON PROXIM TY TO
THE YMCA, AND MEMSERSHIPS FOR USE OF THAT FACILITY FOR RECREATION WILT INCORPORATED INTO THEIR RENI. ALt PROPERIY WILL BE UNDER COMMON
LANDSCAPING AND MAINTENANCE AND NO FURTHER SUBDIV|SION OR CREATION OF FEE SIMPLE LOTS WILL BE MADE, DEVELOPMENT WOULD COMMENCE IN

2023, PENDING PROJECT APPROVAL.

If YOU HAVE QUTSTIONS OT COMMINTS. PIIASI f EEI. fTEE TO CAI.I, EMAIT, ON SUIMII YOUN INTORMAIION !O IHE ADDRISS !EI,OW.

wE too(
CONIACI INEOI'*AIIOX:

JONNY tII,TY, ?tOJECT IANAGTI
(352) 2sr - 

'00'

Cut Here Cut Hse Cut Hse

TiI.COUNTY YMCA PARCEL - 55+ VITI.AS

COMMENT CARO

MAILING ADDRESS

COMMENTS:_

LoCATION: SILVERTHORN COUNTRY CLUB. 4550 GOLF CLUB LN, SPRING HILL, f LORIDA 34609

PROJECT SYNOPSIS

IE'Uf,N IO:
coAsTAL ENGTXEtiTNG aSSOCT^rtS, |rc.

AtrN: PLANNNc DiPlRTl,l$ri

966 CANDLELTcIHI BLVD.

BRooxsvrrLr. FL 34601 196



PUBLIC INQUIRY WORKSHOP

IRf COUNTY YMCA PARCET - 55+ VlttAS (H - 22 - 65)
THURSDAY NOVEMBER 1 7III, 2022

4:00 - 05:00 PM

IHIS MAILING IS TO PROVIDE NOIICE THAI A PUBLIC INFORMAIION WORKSHOP HAS BEEN SCHEDULED IN REFERENCE TO THE TRI.COUNTY YMCA PROJECT, WHICH IS

CURRENTLY UNDER REVIEW FOR REZONING-MASTER PLAN APPROVAL WITH THE HERNANDO COUNTY DEVETOPMENTAL DEPARTMENT. YOU ARE RECEIVING THIS NOTICE
AS THE PROJECT AREA HAS BEEN IDENTIFIED AS BEING WITHIN IOOO'OF PROPERTY YOU OWN. IHE SUBJECT I9.6O.ACRE i PROPERTY LIES WITHIN

SECTION/IOWNSHIP/RANGE: 30 / 22S ,/ l8E AND lS LOCATED ON THE EAST SIDE OF MARINER BOULEVARD, APPROXIMATELY 7z MILE SOUTH OF SPRING HILL DRlvE. lT lS

IDENTIFIED BY THE HERNANDO COUNTY PROPERTY APPRAISER {HCPA) AS KEY NO. IO855O5

WE HAVE INCLUDED THE PROPOSED MASTER PLAN AND A BRIEF PROJECI DESCRIPIION BELOW FOR YOUR REVIEW. WE REQUEST THAT ANY INDIVIDUAL SEEKING
ADDITIONAL INFORMATION ON IHE AFOREMENTIONED PROJECI, ANEND IHE WORKSHOP, WHERE IHE OEVELOPER AND THEIR CONSUTTING ENGINEERING FIRM tOOK

FORWARDIOPROVIDINGINFORMAIIONANDANSWERSTOQUESNONSREGARDINGIHEPROJECI. IFYOUAREUNABTEIOAIIEND,BUIWOULDLIKEFURTHER
INFORMATION OR TO COMMENI, CONIACT INFORMATION TO DO SUCH 15 PROVIDED AT THE END OF THIS MAILING.

MASIER PLAN

IF YOU HAVE QUESIIONS OR COMMENIS, PI.EASE FEEI. FREE IO CATT, EMAII., OI SUBMII YOUT INTORMAIION IO IHE ADDRESS BEI.OW,

WE I.OOK FORWARD TO HEARING fROM YOU!

CONTACI INFORMATION:
JONNY RILEY, PROJECI MANAGER

{352) 251 - 7007

Cul llerea,' e-c ''ee C.l riere

Itl-COUxIY YI CA PAtCEt - 55+ VllLAS
COMMENT CATO

NAME: 

-

MAILING ADDRESS

COMMENTS:

PHONE

LoCATToN: SILVERTHORN COUNTRY CLUB, 4550 GOLF CLUB LN, SPRING HILL, FLORIDA 34609

PROJECT SYNOPSIS

IHAT WILL
ABOVE PT

CONSISI OF
FT) TO 1,500

THE YMCA
TANDSCA

iEIURN TO:

1rc,

A,lN: PIAM{}IG D€PAEIMEM

966 CANDTEUcHT BwD.

BRooKsv[-rE, FL 34601
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,4,-
ffirrTrTzozz
PARCEL-KEY PARCEL-SHO

480577 26

1105887 28

1105565 45

1105592 11

1105805 24

1105896 29

L706092 67

1105994 63

1105958 61

281135 11

480624 37

480232 tL
1105903 59

480606 29

110s930 60

281153 13

1105841 26

1105921 31

1105869 57

501077 13

1790529 10

1790538 11

!790547 72

1790556 13

1790565 14

7790514 75

1790s83 16

t790592 77

1790609 18

1790618 19

1790627 20

1790636 21

1790645 22

1790654 23

1790563 24

t790672 25

1190681 26

:.790690 27

L790707 28

1790776 29

1790725 30

L790134 31

1790743 32

L790752 33

1t90770 35

1790789 36

PARCEL-NUM

R32 323 17 5080 0486 0260

R30 223 18 3510 0000 0580

R30 223 18 3510 0000 0450

R30 223 18 3511 0000 0110

R30 223 18 3511 0000 0240

R30 223 18 3511 0000 0290

R30 223 18 3510 0000 0670

R30 223 18 3510 0000 0630

R30 223 18 3510 0000 0610

R3Z 323 77 5080 0476 0110

R32 323 17 5080 0486 0310

R32 323 17 5080 0485 0110

R30 223 18 3510 0000 0590

R32 323 17 s080 0486 0290

R30 223 18 3510 0000 0600

R32 323 17 5080 0476 0130

R30 223 18 3511 0000 0260

R30 223 18 3511 0000 0310

R30 223 18 3510 0000 0570

R32 323 17 5100 0637 0130

R30 223 18 1711 0000 0100

BESTERCY LOIS B TTEE LIFE ESTATE

I\4AIL-ADDR1

5260 STATE ROAD 54

1312 IVIASADA LN

3376 MARINER BLVD

1178 MUSCOVY DR

1217 MUSCOVY DR

1222 VENETIA DR

1291 MASADA LN

1307 MASADA LN

1315 MASADA LN

1370 MATICO AVE

11241 LINDEN DR

1382 DEBORAH DR

13].8 MASADA LN

11225 LINDEN OR

1319 MASADA LN

1381 MARINER BLVD

1234 VENETIA DR

1214 VENETIA DR

1304 MASADA LN

1365 FINLAND DR

zs:eo pRortr oRl

MAIL-ADDR2

NEW PORT RICHEY FL 34652-6049

SPRING HILL FL 34608

SPRING HILL FL 34609.2460

SPRING HILL FL 34608.7412

SPRING HILL FL 34608-7416

SPRING HILL FL 34608.7419

SPRING HILL FL 34608

SPRING HILL FL 34608.7429

SPRING HILL FL 34608.7429

SPRING HILL FL 34608-5152

SPRING HILL FL 34509.4625

SPRING HILL FL 34609-4601

SPRING HILL FL 34608.7428

SPRING HILL FL 34609.4625

SPRING HILL FL 34608-7 429

SPRING HILL FL 34609-4639

SPRING HILL FL 34608-7419

5PRING HI LL FL 34608.7 4I9
SPRING HILL FL 34608-7428

SPRING HILL FL 34509.5551

DAPHNE AL 36526.5126

DAPHNE AL 35526-5126

DAPHNE AL 36526-5126

DAPHNE AL 36526-5126

DAPHNE AL 36526-5126

DAPHNE AL 36526-5126

DAPHNE AL 35526-5126

DAPHNE AL 35526-5126

DAPHNE AL 36526-5126

DAPHNE AL 36526.5126

DAPHNE AL 36526-5126

DAPHNE AL 35526-5],26

DAPHNE At 36526-5126

DAPHNE AL 36526-5126

oAPHNE At 35526-s126

DAPHNE AL 36526.5126

DAPHNE AL 35526.5126

DAPHNE AL 36526.5126

DAPHNE AL 36526-51.26

DAPHNE AL 35526.5126

DAPHNE AL 36526.5126

DAPHNE AL 36526.5126

DAPHNE AL 36525.5126

DAPHNE AL 36526.5126

DAPHNE AL 36526-5126

DAPHNE AL 36526'5125

OWNER_NAME

11203 LINDEN tAND TRUST (THE), ALLMAN

ACE LEONID, TARASOV5KAYA NATALYA Y

ACE R E LLC

ALICEA PEDRO O, ALICEA MERCEDES

ALNlODOVAR SAMUEL, ALMODOVAR CARMEN

AMATO LUCY

AVERY JOSEPH C, AVERY SUSAN M

BEASECKER MICHAEL, BEASECKER DARLENE

BELSHAW MICHAEL D, BELSHAW MARYLOU

EESTERCY ROBERTJ 5R TTEE LIFE ESTATE,

BISHOP DAVID

BISHOP HOWARD, BISHOP VALORIE

BRUTON BRADLEY, VALERA.BRUTON TANYA

BURNETTE ABBY BELI, BURNETTE JONATHAN C

CAAMANO JOHN A

CANNIZZARO ELENA, BORZUKU NICHOLAS

CARREIRO ROBERT B, CARREIRO DORA M

CHEW LESLIE J, CHEW DAVID P

COLEY STEPHEN, COLEY DELORIS JEAN

COUGHTIN VIRGINIA M ESTATE OF

D R HORT9N INC

OWNER_NA-1

P L TTEE

223 18 1711 0000 0110 D R HORTON

223 18 1711 0000 0120 D R HORTON

PROFIT

PROFIT

PROFIT
R

R DR

DR

DR

DR

tNc

lNc

tNc

tNc

tNc
1)

25

25

25

2

25

PROFR30

R30

R30 22

D

711 0000 0180 HORTON INC

R30 223 18 1 0000 0190 R HORTON INC

R30 223 18 1 0000

18 1711 0000 0r.30

18 1711 0000 0140

18 1711 0000 0150

1711 0000 0160

1711 0000 0170

DR

DR

DR

DR

DR

DR

OR

DR

DR

R30 223

R30 223

25366

25366

25366

25365

2s366

25366

25356

25366

25366

25366

25366

R30 223 18 171

R30 223 18 1711

R30 223 18 1711

R30 223 18 1711

D R HORTON INC

D R HORTON INC

D R HORTON INC

D R HORTON INC

D R HORTON INC

D R HORTON INC

D R HORTON INC

D R HORTON INC

IT DR

IT DR

20

0230 ffi
o0oo

R30 223 18 17

R30 223 18 1Z 0000

R30 223 18 11 0000 0

R30 223 R HORTON INC

HORTON INC

1711 0000 0280

1711 0000 0290

223 18 1711 0000 0330

223 18 1711 0000 0350

223 18 1711 0000 0360

R30 2 18 1711 0000 0300

3 18 1711 0000 0310

23 18 1711 0000 0320

D

DR

DR

DR

DR

INC

tNc

INC

rNc

PROFIT

PROFIT

PROFIT

PROFIT

PROFIT

PROFIT

D R HORTON

2

366 PROFIT

'ilii,
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m,^
-Wb-rrltlzo22

t790798 37

179080s 38

1790814 39

fi90a23 40

L790432 4L

7790a4L 42

17908s0 43

1105556 9

779076L 34

7797234 A

1791298 G

1791252 C

28tt6? 14

413868 15

479743 15

1105510 6
378335 2

110s761 21

1105814 55

501086 1s

1105010 64

rro5477 3

501111 18

480223 10

480642 33

29L204 74

281028 10

480508 19

413760 10

1105798 23

4794L3 12

1105468 2
1460957 DRA

L429706 t.L
1105574 10

28lLt7 8

1105725 19

1105789 22

2810L9 9
2arL44 12

1105495 s

480515 30

1105850 27

480580 27

1105832 56

281439 10

480651 34

R30 223 18 1711 0000 0370

R30 223 18 1711 0000 0380

R30 223 18 1711 0000 0390

R30 223 18 1711 0000 0400

R30 223 18 1711 0000 0410

R30 223 18 1711 0000 0420

R30 223 18 17r.1 0000 0430

R30 223 18 3511 0000 0090

R30 223 18 1711 0000 0340

R30 423 18 1711 0000 00A0

R30 423 18 1711 0000 00G0

R30 423 18 1711 0000 00c0

R32 323 17 5080 0476 0140

R32 323 17 5080 0480 0150

R32 323 17 5080 0482 0150

R30 223 18 3511 0000 0060

R30 423 18 0000 0020 0000

R30 223 18 3511 0000 0210

R30 223 18 3510 0000 0550

R32 323 17 5100 0637 0150

R30 223 L8 3510 0000 0640

R30 223 18 3511 0000 0030

R32 323 17 5100 0637 0180

R32 323 17 5080 0485 0100

R32 323 77 5080 0486 0330

R32 323 17 5100 0637 0140

R32 323 77 5080 0475 0100

R32 323 77 5080 0486 0190

R32 323 17 5080 0474 0100

R30 223 18 3511 0000 0230

R32 323 t1 5080 0475 0120

R30 223 18 3511 0000 0020

R3Z 323 t7 5080 0482 0000

R29 423 18 0000 0010 0010

R30 223 18 3511 0000 0100

R32 323 17 5080 0476 0080

R30 223 18 3511 0000 0190

R30 223 18 3511 0000 0220

R32 323 fi 5080 0475 0090

R32 323 17 5080 0476 0120

R30 223 18 3511 0000 0050

R32 323 17 5080 0486 0300

R30 223 18 3511 0000 0270

R32 323 17 5080 0486 0270

R30 223 18 3510 0000 0s60

R32 323 17 5080 0480 0100

R32 323 17 5080 0486 0340

\HORroN lN'
D RVORTON IMC

, *,\,^to*/uvc
o 

^ 
roM 

'*.o n uoffidr't tr,,tc

o * #^roil,,'rc
olro*ro, Nrc

DARNULC WILLIAM F, DARNULC BERYL

X365 PROFIT Dq

,il". o^or,, /*
,ssN,pnorlo*
25355\#rr on
zssae 76tFtr oR

,r.#o*oX, o*
,/uu t*ot,\sn
1186 MUSCOVY DR
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IRELANO KENT L, IRELAND OANA L

JOHNSON PAUL R
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Workshop Date:

SIGN POSTING AFFIDAVIT FOR
PUBLIC INQTIIRY WORKSHOP

Instructions

l.

2.

J.

All information must be completed on this affidavit prior to being signed in the presence of a Notary Fublic.

The Notice of Public Inqury sign(s) must be posted on the properly at least ten (10) days prior to the workshop
pwsuant to the adopted rules, and;

This affidavit must be returned to the Hernando County Planning Departrnent along with all other Public Inqurry
Workshop forms directly after the Workshop is conducted in order to complete the application file. Failure to
retum this affidavit may result in the petition not being scheduled for public hearing(s).

AFFIDAVIT

Before me, the undersigned authority, personally appeared

who, being duly swom deposeth and says that:

r. rheNoticeof publicHearingsign(s)werepostedon llf 9f ?> ,- -- .*u,
2. The attached photograph(s) of the posted sign(s) were taken o l I A D

Application Name:

FireNumber, V\7fu5

State of Florida

County of Hemando

onthis tne /16 dayof llOuomb/ ,zo vv beforeme,the
undersigned Notary Public of the State of Florida, personally appeared

WITNESS my hand and official seal.

Nol. y Puttc Slri d?Wb
Elcm slilon
WCon'tfi$.rbn Ht{ oIt 5
€uirr 02102O25

(Name of Notary Public: Print, or Type as Commissioned)

{ Persorally known to me, or
tr Froduced Identification: -(type of Identifi cation Produced)

tr DID take an oath, or { DID NOT take an oath.

(Name(s) ofthe Individual(s) who appelred before notary)

and whose name(s) is/are subscribed to the within instrument, and he/she/they
acknowledge that he/she/they executed it.Official Date Stamp;

Rceelved

Nov 
, I 2022

F:\WPDATA\CJB\PubIic Inquiry Workshop Sample Forms\Sign Posting Aftidavit_Public Inquiry Workshop 02.05.20.Docx Rev. 02.05.120

NOTARY PUBLIC, STATE OF FLORIDA
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HOW TO POST TIIE SIGN(S)

WHEN:

The petitioner shall post the subject property proposed for petition consideration at least ten (10) days prior to the

scheduled public inquiry workshop date.

HOW:

The sign(s) fumished by the Planning Deparhent shall remain in place until the day after the public inquiry workshop.
Failwe to maintain the sign(s) on the property may result in a delay to the public hearing process.

WHERE:

The sign(s) furnished by the Planning Departuent shall be posted by the applicant along each front lot line with the

bottom of the sign(s) at least three feet above grade on the properly being considered under this petition. The sign
cards shall be posted at the outer property line along the road or street frontage and shall be clearly visible. If the

frontage is in access of three hundred (300) fee! posting of the signs shall be determined by the Planning Deparhent.
In those cases where the property does not have frontage on the road, the sip cards shall be posted at the property
corners and where the access road intersects with the nearest County road.

AFFIDAVITREQUIRED:

This form is required to be submitted to the Planning Departrnent after the sip(s) is posted.

)CX - T.ARGF, X - SMAT,T,

//

-\
a
3p

s
3

:3

F:\WPDATA\CJB\iPublic Inquiry Workshop Sample Forms\Sign Posting Affidavit_Public Inquiry Workshop 02.05.20.Docx Rev.02.05.120
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Recetved

Nov '9zozz

Planning
Hernando CountY.
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Cooih.lbn lr.dg.inrn

966 Candlelght Borl€{ad . Brcol.s1/ille . Fbrda 34m1
(352) 736-9423 ' Fax (352)799{359

enEil: coasbl@coasblslineedng corn

wv/w.coasblerEheedrE cqn

To:

Transmittal Letter
Michelle L. Miller, M.S. Planning Administrator
1653 Blaise drive, Brooksville, FL 34601

From: Jon Riley

Date: November 9,2022

Re: Tri-County Development - YMCA - PIW Sign Posting

Bp|roE 
^unoo 

opurJJaH
UEU&Bdeo outuuttd

ZZ0Z n . Arlii

pe 6oou

We are sending you the attached:

Copies Description

1 Affidavit & Photo's

THESE ARE BEING TRANSI\4ITTED AS CHECKED BELOW:
! For approval
I For your use
I As requested

! No exception taken
! Make corrections noted
E Amend & resubmit

f] Rejected, see Remarks
I For review
E For signature(s)
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Omar DePablo

From: Jonny Riley <JRiley@coastal-engineering.com>
Sent: Wednesday, November 9,2022 2:18 PM
To: Omar DePablo
Cc: Michelle Miller; Don Lacey
Subject: Re: Reserve at Hunters Ridge - Landscape Buffer Photos/Video
Attachments: lmagejpeg; tmagejpeg

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

Sign posted I I'll get you the affidavit later today.

Thanks,

-JR

Get Outlook for iOS

206



I

., l:

ERI{AN
PUBLIC INIQUIRY WORKSHOP

/tNc'tHE FOt.l
TO."\\S\\,ER QI

DATE OF \['ORKsnOp, I l ' l] ?,?
TI\TE

REQI.

OF WORKSHOP:

ESTt

.Y-. 3hf \

H

HER\A}iDO COTi:{T}
IS BEING HELD AS

FILE NO.

IS REVIE\\
rOLLO!!S'
I N la4 t 

-ti a 4-b:

ol\'rN(; REQUEST. A
ES-tIO]\"S RET-ATING

WORKSHOP
PROJECT.

PUBLIC
TO THE

LlrLAr rui\r 
lN6 Htr.':. " :'T'": T :l::;;::f : :H: )X ::y-"' 

o N N r N G D E pA RT \{ E N r Ar rs2. 7s4-40s 7

207



(

{

**.

," li

I

HE
""liilfi[,ffiffiv 

$rq-.'&

I I :'P[,1.; **,2- 
u'i ri 3r ri'l,r 

fi I il: i),!; 1,,, u,,

nrffini:#i':,?,Iil;
ilxtrffi

208



209



210



211



212



213



214



215



216



217



218



Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11605
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

H-22-68 - HDA Architects, Inc.:
Rezoning from PDP(CP)/Planned Development Project (Corporate Park) to PDP(GC)/Planned 
Development Project (General Commercial).; East Side of Anderson Snow Road, 
approximately 365' north of its intersection with Corporate Boulevard

TITLE

BRIEF OVERVIEW
Request:
Rezoning from PDP(CP)/Planned Development Project (Corporate Park) to PDP(GC)/Planned 
Development Project (General Commercial).

General Location:
East Side of Anderson Snow Road, approximately 365' north of its intersection with Corporate 
Boulevard

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a rezoning 
from PDP(MF)/Planned Development Project (Multifamily) to PDP(OP)/Planned Development 
Project (Office Professional) with a specific C-1 use for a Veterinary Clinic with air conditioned, 
sound-attenuated runs with performance conditions

Michelle Miller Approved 12/28/2022   5:18 PM
Aaron Pool Approved 12/30/2022  10:31 AM
Kyle Benda Approved 12/29/2022   3:48 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Kathryn Birren
SECONDER: Michael Kierzynski

Page 1
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P&Z Agenda Item (ID # 11605) Meeting of January 9, 2023

Hickey, Kierzynski, McDonald, Birren and HolmesAYES:

Page 2
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F:\Rezonings\H-22-68 HDA Architects, Inc\Staff Report\H2268 Staff Report.Docx 1 

STAFF REPORT 

HEARINGS: Planning & Zoning Commission:  January 9, 2023 
Board of County Commissioners:  January 24, 2022 

APPLICANT: Peter Hill, HDA Architects, Inc. 

FILE NUMBER:  H-22-68 

REQUEST: Rezoning from PDP(CP)/Planned Development Project (Corporate Park) 
to PDP(GC)/ Planned Development Project (General Commercial). 

GENERAL 
LOCATION: East Side of Anderson Snow Road, approximately 365' north of its 

intersection with Corporate Boulevard 
PARCEL KEY 
NUMBER: 1059954 

APPLICANT’S REQUEST 

The petitioner is seeking to rezone the subject property for the purpose of developing a 
7,488 square foot Animal Hospital and an affiliated 9,938 square foot boarding facility with 
air conditioned, sound-attenuated runs.  Originally the petitioner requested to reestablish 
a master plan on the property; however, veterinary clinics cannot be located within a 
Corporate Park district and a specific C-2 use for veterinary clinics and animal boarding 
cannot be added to the Corporate Park district.  Thus, staff changed the request to a 
rezoning so the appropriate zoning district could be used for the intended development. 

SITE CHARACTERISTICS 

Site Size: 4.1 acres 

 Surrounding Zoning 
 & Land Uses:  North:  PDP(IND); Undeveloped 

South: PDP(IND); Undeveloped 
East:  PDP(IND); Undeveloped 
West: PDP(IND); Mini-Warehouses 

Current Zoning: PDP(CP)/ Planned Development Project (Corporate Park) 

 Future Land Use 
Map Designation: Planned Development 
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Hernando County Planning Department Staff Report H-22-68 

F:\Rezonings\H-22-68 HDA Architects, Inc\Staff Report\H2268 Staff Report.docx 2 

 
ENVIRONMENTAL REVIEW 

Soil Type: Candler fine sand / 0-5% Slopes 

Comment: Candler Fine Sand provides habitat suitable for gopher tortoises 
(a listed species) and commensal species. A comprehensive 
faunal (wildlife) survey shall be prepared by a qualified 
professional during the construction plans stage of development.  
The petitioner is required to comply with all applicable FWC 
regulations and permitting. 

Protection 
Features: The property is not located within a Wellhead Protection Area 

(WHPA) according to County data resources. 

 Hydrologic  
Features: The subject property has no wetlands or Special Protection Areas 

(SPA) according to County data resources. 

Habitat: Urban Open Lands according to FWC CLC mapping (Florida 
Cooperative Land Cover Classification System that combines 
Florida Land Use Cover and Classification System with fish and 
wildlife data).   

Water Quality: The proposed development is within the Weeki Wachee Basin 
Management Action Plan, the Weeki Wachee Springs Priority 
Focus Area (PFA) and the Weeki Wachee Outstanding Florida 
Springshed (OFS).  The property is subject to a nutrient Total 
Maximum Daily Load (TMDL) for nitrate. 

Comment: The petitioner must meet the minimum requirements of Florida 
Friendly Landscaping™ publications and the Florida Yards and 
Neighborhoods Program for required plantings and buffers, as 
applicable. 

Flood Zone: X 

UTILITIES REVIEW 

The Hernando County Utilities Department (HCUD) has reviewed the petitioner’s request 
and provided the following comments:  

• HCUD does not currently supply water or sewer service to this parcel.  There is 
an existing 12-inch water main that runs in front of this parcel along Anderson 
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Hernando County Planning Department Staff Report H-22-68 

F:\Rezonings\H-22-68 HDA Architects, Inc\Staff Report\H2268 Staff Report.docx 3 

Snow Road.  There is an existing 8-inch sewer gravity main that runs in 
Anderson Snow Road in front of this parcel.  

• HCUD has no objection to the request to reestablish the Master Plan with 
PDP(CP) zoning for an animal hospital/boarding facility, subject to a utility 
capacity analysis and connection to the central water and sewer systems at 
time of vertical construction. 

ENGINEERING REVIEW 

The County Engineer has reviewed the petitioner’s request and provided the following 
comments: 

• This property is located outside the floodplain. Development on the site must 
conform to the stormwater design requirements of Hernando County Facility 
Design Guideline and Southwest Florida Water Management District 
Environmental Resource Permit process.  

• Additional right of way will be required along Anderson Snow Road for future 
expansion, work with the County Engineer for the required amount of right of 
way. 

• The site may fall within the master drainage plan for the Industrial Park 

• Anderson Snow is a Collector Roadway.  Driveways are limited on Collector 
Roadways.  The 2 driveways on Anderson Snow Road shall be limited to Right 
in/Right-out only.  

• A Traffic Access Analysis is required and to include queuing analysis, Refer to 
Hernando County Facility Design Guidelines IV-18. 

• The Parking and Layout shall meet Hernando County Standards. Refer to 
Hernando County Facility Design Guidelines IV-28. 

• A Sidewalk along Anderson Snow Road is required the entire length of the 
project parcel, including along Drainage Retention Area at the front of the 
parcel. 

• The buildings shall connect to the sidewalk along Anderson Snow Road. 

LAND USE REVIEW 

Hernando County identifies veterinarian and animal hospital service establishments as a 
commercial use.  Veterinary clinics with air conditioned, sound-attenuated runs are a 
permitted use within the C-1 district.   
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Setbacks and Maximum Building Height 

The building setbacks for the C-1 (General Commercial) district are: 

• Front: 75' 
• Side: 20' 
• Rear: 35' 

Maximum Building Height: 45' (this is a restriction in place due to the property 
being within the Airport Influence Zone). 

Landscaping 

The site has been cleared of native vegetation, therefore landscaping requirements for 
commercial properties, detailed in Chapter 10 of the Hernando County Land 
Development Regulations, will be fulfilled using mostly plantings.  This project  

Buffers 

Commercial regulations include the following requirements for buffers (Section 10-26): 

• A vegetative buffer at least 5' in width shall abut the street right-of-
way/pavements for at least half of the street right-of-way frontage. If only 
installed planting areas are used, the vegetative buffer shall include a hedge of 
shrubs with a minimum height of eighteen (18) inches at time of planting. 
Shrubs shall be appropriately spaced according to growth needed of the 
species for the hedge to attain eighty (80) percent opacity within twelve (12) 
months of planting. 

• No vegetative buffer over two (2) feet in height that might block any driver's 
view shall be permitted within the clear-sight triangle of the driveway or 
street/railroad intersection. 

• Around the perimeter of parking lots/pavements: A vegetative buffer at least 5' 
in width shall abut the perimeter of parking lots/pavements. This applies to 
parking lot perimeters not adjacent to street right-of-way or buildings. If installed 
planting areas are used, the vegetative buffer shall include plants with a 
minimum height of eighteen (18) inches at time of planting. If plants are 
preserved they must be shrubs or trees in order to count toward the 
requirement. If the property abuts another commercial property that has 
provided a vegetative buffer, in lieu of the buffer, a five-foot-wide landscape 
strip consisting of one (1) tree that is three-inch minimum caliper every twenty-
five (25) linear feet and four shrubs plus turf grass, ground cover or mulch shall 
be provided. Preserved natural vegetation may be substituted for the landscape 
strip with approval of the development department review staff. 
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Open Space 

A minimum of fifteen (15) percent of a development site that is one (1) acre or larger in 
size shall be landscaping. (Section 10-21 (b)). 

Comment: Fifteen percent (15%) of the 4.1 acres (the subject parcel) is .62 acres 
of landscaping. 

Parking 

All required parking shall meet the requirements of the land development regulations.  
For Veterinary Clinics and Animal Hospitals 2.5 parking spaces per 1,000 gross floor 
area (the total floor area contained within the building measured to the external face of 
the external walls) is required.  With a proposed square footage of 17,426, 
approximately 44 parking spaces are required. 

Lighting 

County LDRs require lighting that enhances the visual impact of the project on the 
community and to specifically address lighting intensity levels and glare accordingly. 
Commercial buildings and projects shall be designed to provide safe, convenient and 
efficient lighting for pedestrians and vehicles. 

Comments:  If 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. 

COMPREHENSIVE PLAN REVIEW 

Planned Development District (PDD) is a Future Land Use Map Category that provides 
coordinated planning of new developments and redevelopments with proposed multiple 
uses or types, or that have specialized or unique characteristics, or would benefit from a 
relatively high level of planning control and coordination. PDDs envision a mixture of land 
uses with the locations of each land use determined through a master planning process. 
Each individual PDD Category shall include an objective and strategy cluster formulated 
through the land use process specifically designed for the unique characteristics of the 
development, district or category. The densities and intensities assigned to each 
individual PDD are addressed in the Master Plan of the development. 

Strategy 1.05B(6):  Incompatible uses shall not be allowed within the Airport PDD.  
This includes, but is not limited to, residential development, 
hospitals, education facilities, nursing homes, religious 
establishments, and similar uses that would be impacted with 
respect to safety, noxious odors or noise emanating from the 
airport or that would detract from the land area designated for 
employment-based uses. 
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Comment: Veterinary Clinics, animal hospitals and associated boarding 
facilities are considered “commercial uses” and therefore are not 
considered incompatible with the Airport PDD.   

FINDINGS OF FACT 

The petitioner’s request is reasonable and compatible with surrounding commercial and 
industrial land uses. 

• General commercial uses are appropriate for this location and for the Airport PDD. 

NOTICE OF APPLICANT RESPONSIBILITY 

The rezoning process is a land use determination and does not constitute a permit for 
either construction on, or use of, the property, or a Certificate of Concurrency.  Prior to 
use of, or construction on, the property, the petitioner must receive approval from the 
appropriate County department(s) for the proposed use. 

The granting of this land use determination does not protect the owner from civil liability 
for recorded deed restrictions which may exceed any county land use ordinances.  
Homeowner associations or architectural review committees require submission of plans 
for review and approval.  The applicant for this land use request should contact the local 
association or the Public Records for all restrictions applicable to this property. 

STAFF RECOMMENDATION: 

It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a 
rezoning from Rezoning from PDP(CP)/Planned Development Project (Corporate Park) to 
PDP(GC)/ Planned Development Project (General Commercial). with a specific C-1 use 
for a Veterinary Clinic with air conditioned, sound-attenuated runs 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. This property is located outside the floodplain. Development on the site must 
conform to the stormwater design requirements of Hernando County Facility 
Design Guideline and South West Florida Water Management District 
Environmental Resource Permit process.  
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3. Minimum Building Setbacks:  

• Front: 70' 
• Side: 20' 
• Rear: 35' 

4. Maximum Building Height: 45' 

5. This property shall conform to the landscape requirements set forth in the 
Hernando County Development Regulations for commercial properties. 

6. Additional right of way shall be required along Anderson Snow Road for future 
expansion.  The petitioner shall work with the County Engineer to determine the 
required amount of right of way. 

7. Anderson Snow is a Collector Roadway.  Driveways are limited on Collector 
Roadways.  The 2 driveways on Anderson Snow Road shall be limited to Right 
in/Right-out only.  

8. A Traffic Access Analysis is required and to include queuing analysis, Refer to 
Hernando County Facility Design Guidelines IV-18. 

9. The Parking and Layout shall meet Hernando County Standards. Refer to 
Hernando County Facility Design Guidelines IV-28. 

10. The petitioner shall provide full cutoff fixtures and retain all light on-site and 
prevent light spillage onto neighboring properties 

11. A Sidewalk along Anderson Snow Road is required along the entire length of 
the project parcel, including along Drainage Retention Area at the front of the 
property. 

12. The petitioner shall provide a sidewalk on the property which connects the 
buildings to the sidewalk along Anderson Snow Road. 

13. The developer is responsible for performing a utility capacity analysis and 
installing the required connection to the central water and sewer systems at 
time of vertical construction. 

14. The kennel area and all runs shall be indoors, sound-attenuated and air 
conditioned. 

15. 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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Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11606
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

H-22-69 - 235 Cobblestone Drive, LLC:
Master Plan Revision on Property Zoned PDP(NC)/Planned Development Project 
(Neighborhood Commercial) with specific C-1 uses and Deviations; Northwest corner of 
County Line Road and Cobblestone Drive

TITLE

BRIEF OVERVIEW
Request:
Master Plan Revision on Property Zoned PDP(NC)/Planned Development Project 
(Neighborhood Commercial) with specific C-1 uses and Deviations

General Location:
Northwest corner of County Line Road and Cobblestone Drive

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a Master Plan 
Revision on Property Zoned PDP(NC)/Planned Development Project (Neighborhood 
Commercial) with specific C-1 uses and Deviations with performance conditions

Michelle Miller Approved 12/28/2022   5:17 PM
Aaron Pool Approved 12/30/2022  10:31 AM
Kyle Benda Approved 12/29/2022   3:49 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Michael Kierzynski

Hickey, Kierzynski, McDonald, Birren and HolmesAYES:

Page 1
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 STAFF REPORT 

HEARINGS: Planning & Zoning Commission: January 9, 2023  
Board of County Commissioners: February 14, 2023 

APPLICANT: 235 Cobblestone Drive, LLC (Tom Maxwell) 

FILE NUMBER:  H-22-69 

REQUEST: Master Plan Revision on Property Zoned PDP(NC)/Planned 
Development Project (Neighborhood Commercial) with specific C-1 
uses and Deviations 

GENERAL  
LOCATION: Northwest corner of the intersection of County Line Road and 

Cobblestone Drive  

PARCEL KEY 
NUMBER: 412262 

BACKGROUND 

On January 14, 2020, the Board of County Commissioners voted 5-0 to adopt 
Resolution 2020-4 approving the petitioner’s request for a rezoning from 
PDP(REC)/Planned Development Project (Recreational) to PDP(NC)/ Planned 
Development Project (Neighborhood Commercial) with a specific C-1 use for a 
convenience store with a limit of 12 vehicle fueling stations and PDP(SU)/Planned 
Development Project (Special Use) for retention and open space with deviations. At 
the time the petitioner had proposed a convenience store with a maximum of six (6) 
vehicle fueling stations and automated car wash. The northernmost 1.1 acres would 
be designated as retention and open space. 

APPLICANT’S REQUEST 

The petitioner is currently requesting a revision to the approved master plan in order 
to include additional C-1 uses for a Comparison Goods Store, and Domestic and 
Business Service Establishment. The development will consist of a Proposed 
convenience store with six (6) fueling stations a 15,000 square foot strip plaza of retail 
and offices. The previously approved car wash has been removed from the request. 

The petitioner is requesting the following deviations: 

• West Buffer: 15' (deviation from the previously approved 50') 

• West Building Setback: 35' (deviation from the previously approved 100') 

SITE CHARACTERISTICS: 

Site Size: 5.3 Acres 
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Surrounding Zoning 
& Land Uses: North: PDP(SU); Place of Public Assembly 

South: County Line Road  
East: PDP(SF); Congregate Care; Assisted Living 

Facility  
West: PDP(SF); Single Family Residential  

Current Zoning: PDP(NC)/ Planned Development Project 
(Neighborhood Commercial) and PDP(SU)/Planned 
Development Project (Special Use) 

Future Land Use  
Map Designation: Residential 

Flood Zone: X; AE 

ENVIRONMENTAL REVIEW: 

Soil Type: Candler Fine Sand 

Protection Features: The site does not contain WHPAs or SPAs according 
to county data resources. 

Hydrologic Features: Topographic contours range from 24' (just north of 
County Line Road) to 54' at the northwest property line. 
The site is approximately 1000' from Hunters Lake.  
The site contains a small Class 3 wetland that 
coincides with floodplain (AE EL 26.3) on the south end 
of the property according to County data resources; 
Class 3 wetlands can be altered based on the County’s 
Comprehensive Plan strategies. Wetland 
determination would depend on the feature meeting 
wetland criteria, functionality, and size. 

Habitat: The property is shown as Open Land and Freshwater 
marsh according to FLUCCS (Florida Land Use Cover 
and Classification System) mapping. 

Water Quality: The proposed project is located within the Weeki 
Wachee Basin Action Management Plan (BMAP), the 
Weeki Wachee Priority Focus Area (PFA) identified by 
FDEP as contributing nutrients to the Weeki Wachee 
Riverine System.   

UTILITIES REVIEW: 

The Hernando County Utilities Department (HCUD) reviewed the project and had the 
following comments: 
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• HCUD does not currently supply water or sewer service to this parcel.  There 
is an existing 10-inch water main that runs along the north side of County Line 
Road and the west side of Cobblestone Drive.  There is an existing 16-inch 
sewer force main that also runs along the north side of County Line Road.  

• HCUD has no objection to the request subject to a utility capacity analysis and 
connection to the central water and sewer systems at time of vertical 
construction. 

ENGINEERING REVIEW: 

The subject site is located on the northwest corner of the intersection of County Line 
Road and Cobblestone Drive. The petitioner is proposing two access point for the 
development. One access point to Cobblestone Drive and the second to County Line 
Road as a right-in/right-out. The County Engineer reviewed the project and had the 
following comments:  

• A Traffic Access Analysis will be required.  Refer to Hernando County Facility 
Design Guidelines Sheet IV-18. 

• Traffic Access Analysis will be required to include fuel truck delivery turning 
movement templates. 

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

• There shall be only one access point on Cobblestone Drive, a full access point. 

• The driveway access point on County Line Road shall be a right -in/right-out 
only. 

• No access to Clearwater Drive shall be permitted. 

• The Parking and Layout shall meet Hernando County Standards. 

• A sidewalk along Cobblestone is required. 

• The buildings will be required to connect into the sidewalk along Cobblestone 
Drive and County Line Road. 

LAND USE REVIEW: 

Proposed Land Uses 

The petitioner has requested the following additional C-1 uses: 
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• Comparison Goods Stores: sell clothing, shoes, apparel accessories, 
furniture appliances, home furnishings.  Retail pet stores qualify as 
“comparison goods” as well. 

• Domestic and Business Service Establishments: duplicating, mailing and 
stenographic services, blueprinting and photocopying services, window 
cleaning, floor waxing, office cleaning and janitorial services, disinfecting 
and exterminating services, ambulance services and catering services. 

Proposed Setbacks and Building Height 

The petitioner is proposing the following building setbacks:  

• County Line Road: 125' (Previously Approved) 

• Clearwater Drive: 35' (Previously Approved) 

• Cobblestone Drive: 35' (Previously Approved) 

• West Boundary Line: 35' (A reduction from the 100' previously approved) 

• Building Height: 35' 

Residential Protection Standards  

According to Hernando County LDRs, the following residential protection 
standards apply when a commercially zoned property is adjacent to residentially 
zoned properties:  

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

Comments: The petitioner is not proposing speakers or other sound 
equipment.  

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

Comments: The building designated with the retail uses is on the 
west side of the property is shown as 35' from adjacent 
residential property. The proposed convenience store 
may not be located any closer than 100' from the 
residential district across Cobblestone Drive. 

• All loading bays and loading docks must be a minimum of 100' from any 
residential district property line. Additionally, all loading bays and loading 
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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. 

Comments:  The petitioner is not proposing any loading bays or docks 
on the subject site.  

• 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. 

Comments:  Air conditioning or operational equipment is not required 
to be shown Master Plans. Mechanical/operational 
equipment including HVAC located at ground level shall 
be set back at least 100' from any property line external 
to the project boundary or any residential area and shall 
be visually shielded through enhanced screening. 
Mechanical/ operational equipment not located at 
ground level shall be located on the roof and shall be 
visually shielded with a parapet wall. 

Buffer 

County LDR’s require sufficient buffering be provided in accordance with the 
Community Appearance Ordinance. A vegetative buffer at least five (5) feet in 
width shall abut the perimeter of parking lots/pavements. This applies to parking 
lot perimeters not adjacent to street right-of-way or buildings. As part of any new 
development authorization on a parcel of land that has a minimum two hundred 
(200) feet along the frontage and is two (2) acres or greater, a minimum 20' wide 
vegetative buffer shall be required with respect to any property line adjacent to the 
right-of-way of any arterial roadway. 

The petitioner proposes the following buffers: 

• North: 20' (Undisturbed Natural Vegetative Buffer) 

• Western: 15' (Landscape buffer with an 8' high opaque fence) 

Comments: If approved, the petitioner shall provide a 20' undisturbed 
natural vegetative buffer along the north, a 15' landscape buffer 
with an 8' high opaque fence along the west, 20' along County 
Line Road and the remaining must meet the minimum County 
LDR’s. 
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Parking 

County LDRs require minimum off-street parking ratios based on the type of use 
and/or overall square footage. 

Comments: The petitioner proposes a maximum of 15,000 square feet of 
building area. County Land Development Regulations (LRDs) 
require 4 spaces/1,000 square feet of building. The required 
parking for the proposed use is 60 parking spaces.  The 
petitioner has 60 parking spaces shown on the proposed 
Master Plan. 

Lighting 

County LDRs require lighting that enhances the visual impact of the project on the 
community and to specifically address lighting intensity levels and glare 
accordingly. Commercial buildings and projects shall be designed to provide safe, 
convenient and efficient lighting for pedestrians and vehicles. 

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

COMPREHENSIVE PLAN REVIEW: 

Future Land Use Mapping Criteria  

Commercial Category 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. 

Comments:  While the subject site is not located within an area designated 
as Commercial on the Future Land Use Map, it is considered to 
have a commercial designation due to the size and scope of the 
proposed use. The intended use on the site is a convenience 
store with vehicle pumping stations and a small retail plaza. The 
proposed use is consistent with the Neighborhood Commercial 
criteria in the Future Land Use Element.  
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FUTURE LAND USE ELEMENT  

Neighborhood Commercial  

Strategy 1.04G(9):  Neighborhood Commercial areas are recognized but 
generally not depicted on the Future Land Use Map due to 
their small size and limited function. Neighborhood 
commercial areas serve limited local, traditional, or historic 
markets such as local restaurants and coffee shops, local 
convenience retail, local gas stations, or similar uses, and 
generally do not exceed 5 acres in size.  

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

a. may be located in Residential or Rural 
Categories;  

b. have a maximum total size of five (5) acres 
overall; 

c. are not located in environmentally sensitive areas 
or the Conservation Category unless associated 
with a resource-oriented tourism use;  

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

e. will not result in degradation of roadway levels of 
service;  

f. are designed to serve the convenience and 
personal service needs of nearby residents where 
such services are not otherwise reasonably 
available, and are proximate to the population 
areas supported;  

g. will not compromise the integrity of residential or 
rural areas;  

h. may be located internal to a mixed-use project. 

Comments:  The proposed project is in a Residential land use category. 
The area designated as neighborhood commercial is 4.24 
acres, less than the 5-acre maximum. The project is not 
located in an environmentally sensitive area or within a 
conservation land use category. The proposed project will 
not result in a degradation of the roadway level of service. 
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The proposed use will serve the convenience and 
personal service needs of the nearby residents and is 
proximate to a significant residential population 
surrounding it. As the proposed use is located at the 
intersection of two major roads, the use will not 
compromise the integrity of the surrounding residential 
uses.  

FINDINGS OF FACT: 

Master Plan Revision on Property Zoned PDP(NC)/Planned Development Project 
(Neighborhood Commercial) with specific C-1 uses and Deviations is appropriate with 
the following revisions: 

1. The petitioner’s request for a setback deviation from the previously 
approved setbacks along the western property line is justified due to the 
removal of the car wash. 

2. With these revisions, the proposed master plan is consistent with the 
Comprehensive Plan and is compatible with the surrounding area. 

NOTICE OF APPLICANT RESPONSIBILITY: 

The rezoning process is a land use determination and does not constitute a permit 
for either construction on, or use of, the property, or a Certificate of Concurrency.  
Prior to use of, or construction on, the property, the petitioner must receive 
approval from the appropriate County department(s) for the proposed use. 

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 RECOMMENDATIONS: 
It is recommended that the Planning and Zoning Commission recommend the Board 
of County Commissioners adopt a resolution approving the petitioner’s request for a 
Master Plan Revision on Property Zoned PDP(NC)/Planned Development Project 
(Neighborhood Commercial) with specific C-1 uses and Deviations 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. 
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2. Minimum Building Setbacks:  

• From County Line Road: 125' 
• From Clearwater Drive: 35' 
• From Cobblestone Drive: 35' 
• From West Boundary Line: 35' 
• Between Buildings 15' 

3. Maximum Building Height: 

• Within 100' of the eastern and western property lines: 20' 
• All other areas: 65' 

4. The petitioner shall provide a 20' undisturbed natural vegetative buffer along 
the north, a 15' landscape buffer with an 8' high opaque fence along the 
west, 20' along County Line Road and the remaining must meet the 
minimum County LDR’s. 

5. The petitioner shall conduct a utility capacity analysis and shall connect to 
the central water and sewer systems at time of vertical construction. 

6. Signage shall be limited to ground mounted monument type signs where 
the bottom edge of the sign is no greater than ten (10) feet above grade.  

7. A Traffic Access Analysis shall be required and shall include fuel truck 
delivery turning movement templates. Any improvements identified by the 
Traffic Access Analysis will be the responsibility of the developer to install. 
The Traffic Access Analysis shall be provided to the County as part of the 
construction plan application.  

8. There shall be one access point on Cobblestone Drive, aligned with 
Davenport Lane, and one access point on County Line Road (right-in/right-
out). 

9. The access point on County Line Road shall have a raised concrete island 
(porkchop) installed with appropriate signs and markings. 

10. A sidewalk shall be provided along Cobblestone Drive. 

11. All buildings shall be required to connect into the sidewalk along 
Cobblestone Drive and County Line Road. 

12. A Floodplain mitigation plan is required for any fill in floodplain. The 
petitioner is required to ensure that existing offsite inflows are 
accommodated, and existing peak offsite flood elevations are maintained. 

13. 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 project boundary or any residential area and shall be visually 
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shielded through enhanced screening or shall be located on the roof and 
shall be visually shielded with a parapet wall. 

14. The petitioner shall be required to provide full cutoff fixtures and retain all 
light on-site and prevent any light spillage onto neighboring parcels. 

15. The petitioner shall meet the minimum recommendations of the Florida-
Friendly Landscaping™ Principles (Florida yards & Neighborhoods 
Program) for design techniques and principles for all required landscaping. 

16. A comprehensive floral and faunal (wildlife) survey shall be prepared by a 
qualified professional and submitted as a part of the initial permit application 
before any development activity occurs on this site.  The petitioner is 
required to comply with all applicable FWC regulations and permitting. 

17. Invasive plant species if present are to be removed during the development 
process. 

18. The applicant has stated that there are no wetlands on the property.  The 
data backing up this stance shall be produced by a qualified professional 
and submitted with the Conditional Plat application. 

19. The Residential Protection Standards shall apply to this project: 

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

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

• 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.  

15. The petitioner shall provide a revised plan in compliance with all of the 
performance conditions within 30 calendar days of BCC approval. Failure 
to submit the revised plan will result in no further development permits being 
issued. 
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Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11607
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

H-22-74 - Tim Oldemoppen:
Rezoning from AG (Agriculture), C-2 (Highway Commercial) and R-1B (Residential) to 
PDP(MH)/Planned Development Project (Mobile Home); West side of Commercial Way (US 
HWY 19) between its intersection with Lake In The Woods Drive and Brandy Drive

TITLE

BRIEF OVERVIEW
Request:
Rezoning from AG (Agriculture), C-2 (Highway Commercial) and R-1B (Residential) to 
PDP(MH)/Planned Development Project (Mobile Home)

General Location:
West side of Commercial Way (US HWY 19) between its intersection with Lake In The Woods 
Drive and Brandy Drive

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a Resolution denying the petitioner’s request for rezoning from 
AG (Agriculture), C-2 (Highway Commercial) and R-1B (Residential) to PDP(MH)/Planned 
Development Project (Mobile Home) based on the objectives and strategies (Strategy 1.04(B)
(9)) of the Comprehensive Plan.

Michelle Miller Approved 12/28/2022   5:16 PM
Aaron Pool Approved 12/30/2022  10:30 AM
Kyle Benda Approved 12/29/2022   3:51 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: W. Steven  Hickey
SECONDER: Michael Kierzynski

Page 1
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P&Z Agenda Item (ID # 11607) Meeting of January 9, 2023

Hickey, Kierzynski, McDonald, Birren and HolmesAYES:

Page 2
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission:  January 9, 2023 
 Board Of County Commissioners: February 14, 2023 

APPLICANT: Tim Oldemoppen, AGAP Spring Hill Land LLC.  

FILE NUMBER: H-22-74 

REQUEST: Rezoning from AG (Agriculture), C-2 (Highway Commercial) 
and R-1B (Residential) to PDP(MH)/Planned Development 
Project (Mobile Home) 

GENERAL 
LOCATION: West side of Commercial Way (US HWY 19) between its 

intersection with Lake in The Woods Drive and Brandy Drive 

PARCEL KEY  
NUMBER: 1580042, 1580033, 376088 

APPLICANT’S REQUEST 

The petitioner is requesting a rezoning from AG (Agriculture), C-2 (Highway 
Commercial) and R-1B (Residential) to PDP(MH)/Planned Development Project 
(Mobile Home) to develop three (3) parcels with a 259-unit (7.27 dwelling units/acre) 
mobile home residential subdivision.  The proposed development will consist of 1,500 
square feet homes (on average) and include a clubhouse with several amenities.  The 
petitioner had indicated the development will not be fee simple ownership and the 
entire property would be maintained under one ownership, leasing individual dwelling 
units to private individuals. 

SITE CHARACTERISTICS: 

Site Size: 35.63 acres 

Surrounding Zoning  
& Land Uses: North: CPDP; Undeveloped. 

South: R-1A, C-2; Single Family, Retail Plaza 
East: C-2; Undeveloped; Retail Plaza  
West: AG, CV; Undeveloped 

Current Zoning: AG (Agriculture), C-2 (Highway Commercial) and R-1B 
(Residential) 

Future Land Use  
Map Designation: Residential, Commercial and Conservation. 
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NOTE:   The shape of the proposed development is unusual.  To make referencing 
the boundary easier, Figure 1, Property Boundary/Property Line Illustration 

has been provided as a guide.  
When a reference is made to the 
“eastern” property boundaries or 
lines, all property lines east of the 
black line, which runs through the 
parcel vertically, are included, 
except for the southeastern 
property line that provides 
frontage along Commercial Way 
(US Highway 19).  These property 
lines are grouped together 
because each of the eastern 
property lines abut a commercial 
or potentially commercial land 
use.  The property lines identified 
as the “western” property lines 
abut agricultural or conservation 
land uses.  
 

ENVIRONMENTAL REVIEW 

Soil Type: Okeelanta-Terra, Myakka Fine Sand, Candler Fine Sand 
Comments: Candler Fine Sand provides habitat suitable for gopher 

tortoises (a listed species) and commensal species. A 
comprehensive faunal (wildlife) survey shall be prepared by a 
qualified professional and submitted as part of the 
construction drawing application stage of development.  The 
petitioner is required to comply with all applicable FWC 
regulations and permitting. 

Protection  
Features: There are no Wellhead Protection Areas (WHPA) or Special 

Protected Areas (SPAs) on the subject parcel. 

Hydrologic  
Features: The northern half of parcel 1580033 and all of parcel 376088 

are in a karst sensitive area.  Small portions of these parcels 
contain or are adjacent to a Class I Wetland.   

Comments: Wetlands shall be delineated on all plats and plans during the 
development process.  Wetlands shall be delineated on all 
plats and plans (Strategy 10.03B(1)).  The 100-year floodplain 
should be defined on the construction plans for the project. All 

Figure 1: Property Boundary/Property Line Illustration 
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finished floor elevations should be above the 100-year flood 
elevation.   
Any removal, encroachment or alteration of these wetlands 
shall require permitting and mitigation by the appropriate state 
and federal agencies. 
A vegetated buffer averaging 25' in width (with no portion of 
the buffer narrower than 15' wide) shall be maintained by 
development adjacent to Class I wetland.  No development is 
allowed in the buffer except for walkways or boardwalks used 
for access or recreation. (Strategy 10.03B(8)).  The wetland 
buffers should be planted with native vegetation to control 
erosion. 
The wetlands and associated buffer areas shall include a 
conservation easement in favor of the developer and including 
a third-party right of enforcement in favor of the County 
pursuant to Section 704.06(8), Florida Statutes on the master 
plan and construction drawings. 
A stormwater plan shall be designed and maintained upland 
of the wetland buffer to prevent direct stormwater runoff, 
provide treatment, and avoid adverse impacts to the wetlands. 

Habitat: Sandhill, Mesic Flatwoods, Mixed Wetland Hardwoods, 
Hydric Hammock, Residential Medium and Commercial and 
Services according to FWC CLC mapping (Florida 
Cooperative Land Cover Classification System that combines 
Florida Land Use Cover and Classification System with fish 
and wildlife data).   

Comments: A comprehensive floral survey shall be prepared by a qualified 
professional at the construction drawings stage of 
development.  The petitioner is required to comply with all 
applicable FWC regulations and permitting. 
Invasive plant species if present are to be removed during the 
development process. 

Water Quality  
Review: The proposed development is within the Weeki Wachee River 

Basin Management Action Plan (BMAP), the Weeki Wachee 
Primary Focus Area (PFA), and the Weeki Wachee 
Outstanding Florida Springs (OFS) Group. 

Comments: The petitioner must meet the minimum requirements of 
Florida Friendly Landscaping™ publications and the Florida 
Yards and Neighborhoods Program for required plantings and 
buffers, as applicable. 
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The Builder/Developer shall provide new property owners with 
Florida-Friendly Landscaping™ Program information, include 
FFL language in the HOAs covenants and restrictions, and 
encourage the use of the principles, techniques, and 
landscaping recommendations.  Information on the County’s 
Fertilizer Ordinance and fertilizer use is to be included.  
Educational information is available through Hernando 
County Utilities Department.   

Flood Zone: X and AE 

UTILITIES REVIEW 

The Hernando County Utilities Department (HCUD) has reviewed the petitioner’s 
request and provided the following comments: 

• HCUD does not currently supply water or sewer service to these parcels.  
There is an existing 16-inch water main that runs along the west side of 
Commercial Way.  There is an existing 15-inch sewer gravity main that also 
runs along the west side of Commercial Way.   

• HCUD has no objection to the request subject to a utility capacity analysis 
and connection to the central water and sewer systems at time of vertical 
construction. 

ENGINEERING REVIEW 

The subject parcel is located on the west side of Commercial Way (US HWY 19) 
between its intersection with Lake in The Woods Drive and Brandy Drive. The 
petitioner has indicated a direct access to Commercial Way and a second means of 
access along the northeast corner, through the neighboring commercial development 
(Self storage/warehouse). 

The County Engineer has reviewed the petitioner’s request and provided the following 
comments: 

• The site is outside the 1% annual chance floodplain but must provide an outfall 
for the adjacent existing development (Storage King).  

• An area of the site is shown within Flood Zone “X-Shaded” a 500 yr. (0.02% 
chance) floodplain.  

• Development must conform to Hernando County Facility Design Guidelines 
and Southwest Florida Water Management District (SWFWMD) Environmental 
Resource Permit storm drainage design requirements. 
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•  A Traffic Access Analysis is required.  Traffic Analysis to include queuing 
analysis. Refer to Hernando County Facility Design Guidelines Sheet IV-18 for 
requirements. 

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

• The projects internal roadways design shall comply with Hernando County 
Standards, (IE: Collector, Major Local, Local & Frontage Road).  Refer to 
Hernando County Facility Design Guidelines Section IV. 

• FDOT access and drainage permits may be required. 

EMERGENCY MANAGEMENT 

The Hernando County Emergency Management Department (EM) has reviewed the 
petitioner’s request and provided the following comments: 

• The parcels proposed for development fall within three different evacuation 
zones (Zone B, C, and D). For these types of scenarios, it is not uncommon for 
evacuation orders to be issued for all areas west of U.S. 19, as it provides a 
recognizable landmark that is easily understood by the public.  

• The majority of the proposed development falls into Zone C, which correlates 
to storm surge inundation of up to 26 feet. However, it is important to note that 
all mobile homes countywide are very likely to be included in any evacuation 
order issued due to the threat of high winds (>39 mph sustained). 

• Along these lines, EM cannot recommend this type of development in such a 
vulnerable location. If development is approved, EM will be looking for the 
inclusion of a site built, wind rated building to provide a safe shelter for residents 
in high wind events within the confines of the community. Alternatively, the 
developer may contribute to our retrofit efforts to offset the amount of shelter 
space that would be required for the County to accommodate these residents. 

Comments: The petitioner has indicated their willingness to work with 
Emergency Management to provide the necessary 
accommodations for the residents of the mobile home park 
during emergency events. 

LAND USE REVIEW 

This project qualifies as a “Mobile Home Park” as defined in the County Regulations, 
which state: Premises or tract of land prepared and approved according to the 
Procedures of this ordinance to accommodate mobile homes where the sale of the lot 
is not involved.  The land uses permittable in the PDP(MH)/ Planned Development 
Project (Mobile Home) district include all permitted and special exception uses allowed 
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in the RM zoning district which have been specifically designated or specified in the 
narrative or on the master plan.   

Manufactured home or mobile home shall mean a structure, transportable in one (1) 
or more sections, which is eight (8) feet or more in width and greater than four hundred 
(400) square feet, and which is built on a permanent, integral chassis and is designed 
for use with or without a permanent foundation when attached to the required utilities. 
The terms "manufactured home or mobile home" do not include "recreational vehicle" 
or "park trailer." [Also defined in 15C-1.0101, F.A.C.] 

Individual Lot Requirements 

In the PDP(MH)/ Planned Development Project (Mobile Home) district, individual 
lots are subject to front, side and rear yard setbacks.  The petitioner plans on 
developing the property as a single parcel, and therefore it is appropriate to 
establish a minimum building separation instead.   
Table 1: Proposed Setbacks / Separation of Uses for a Mobile Home Park 

Regulation / Proposed Regulation  Petitioner 
Proposed 
Regulation for 
internal buildings 

Comparable 
Regulation for an 
individual lot in the 
RM District 

Front Yard Setback / Minimum setback 
from the internal roadway 

20' 25' 

Side Yard Setback / Minimum Building 
Separation 

10' 15' 

Rear Yard Setback / Minimum Building 
Separation 

10' 25' 

Minimum Dwelling Size1 1,200 square feet 600 square feet 

Comments: The petitioner’s proposal includes 1,500 square feet as the 
approximate dwelling unit size for the park.  Staff proposes a 1,100 
square foot minimum to give the developer the freedom to provide 
dwellings of different sizes. 

Maximum Building Area: 35% of the gross development area. 
Maximum Building Height: 35' 

 
1 For the purposes of this subsection, "minimum living area" shall mean the minimum floor area of a dwelling 

unit exclusive of carports, breezeways, unenclosed porches or terraces.   
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Perimeter Setbacks and Buffer Requirements 

The petitioner proposes a 10' perimeter building setback and buffer.  There are no 
perimeter setbacks established in the RM zone.  In this instance, staff recommends 
basing a perimeter setback and buffer width designated as a “special regulation” 
and established in the R-1-MH (Residential Single-Family Manufactured Housing) 
(Appendix A, Article IV, Section 9 (e)(1) for the perimeter setback and buffer.  This 
regulation states: “All R-1-MH districts shall provide a landscaped buffer of 25' 
around all boundaries of development area.” 

Comments: If approved, a 25' planted buffer shall be provided on the 
eastern property lines, with a 30' perimeter building setback 
inclusive of the 25' vegetated buffer.  On the western property 
lines, a 15' natural undisturbed vegetative buffer shall be 
provided as well as a 20' perimeter setback that is inclusive of 
the buffer. 

Table 2: Proposed Perimeter Setbacks and Perimeter Buffer requirements 
Location Petitioner 

Proposed 
Staff 
Proposed 

Landscaped buffer along the eastern property lines 
(Planted buffer along the eastern property lines 
achieving 80% opacity within 12 months of planting) 

10' 25' 

Perimeter setback on the eastern property lines 
adjacent to the commercial uses. 

10' 30' 

Landscaped buffer along the western property lines  
(Undisturbed natural vegetative buffer along the 
western property lines) 

10' 15' 

Perimeter setback on the western property lines 
adjacent to the conservation and agricultural land 
uses. 

20'  20' 

Landscape 

The petitioner must meet the minimum requirements of Florida Friendly 
Landscaping™ publications and the Florida Yards and Neighborhoods Program 
for required plantings and buffers, as applicable.  The petitioner is also required to 
comply with all applicable FWC regulations and permitting. 

Neighborhood Park: 

All developments with 50 dwelling units or more shall provide and maintain a 
neighborhood park system for use by the residents of the subdivision in 
accordance with the requirements of the LDRs. The proposed phase contains 
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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. 

Comments: The petitioner has proposed a 1.0 acre clubhouse and amenity 
area for the proposed development. If approved the petitioner 
must provide the minimum 3.0 acre neighborhood park as 
required by County LDR’s. 

Access 

To establish minimum access requirements to single-family and multifamily 
subdivisions, the Board of County Commissioners adopted a policy requiring two 
(2) means of access for subdivisions.  The policy serves to provide more than one-
way in and one-way out for residents of a subdivision, alternate routes for 
emergency services, interconnection between subdivisions, a shortened drive time 
for residents to the entrance/exits, and access points for travel direction outside of 
the development. A minimum of two (2) access points must be provided to serve 
any new subdivision or development pod with more than 50 units. 

Additionally, Hernando County Land Development Regulations require that new 
single-family and multifamily developments with more than 50 units provide at least 
one treed roadway/access way for motor vehicles extending through the length or 
width (whichever is greater) of the development with a vegetative buffer at least 
10' in width.  

Comments:  The petitioner has not indicated a treed boulevard entrance; 
however, has provided for two means of access for the residential 
development. If approved, a treed boulevard entrance must be 
provided for the main access along US Highway 19. 

COMPREHENSIVE PLAN REVIEW: 

Residential Category 

Objective 1.04B: The Residential Category allows primarily single family, 
duplex, resort and multi-family housing and associated 
ancillary uses such as recreational and institutional. Office 
and certain commercial uses may be allowed subject to the 
locational criteria and performance standards of this Plan. 
Residential density shall not exceed 22 dwelling units per 
gross acre.  

Comments: The proposed development is 7.2 Dwelling units per gross 
acre. 
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Mobile Homes and Recreational Vehicles 

Strategy 1.04B(8): Mobile homes are recognized as an affordable housing choice 
in the Residential Category, providing for compatibility with 
surrounding land uses and served at the site by appropriate 
infrastructure and services in accordance with Residential 
Category standards. Direct access to an arterial or major 
collector roadway is required to facilitate emergency 
evacuation.  

Comments: This development has access to US Highway 19 / Commercial 
Blvd. 

Strategy 1.04B(9): New zoning for mobile homes shall not be permitted in the 
Coastal Zone as defined in the Coastal Management Element 
of this Plan. 

Comments: This strategy specifically addresses the creation of new zones 
that allow mobile homes in the costal area.  Strategy 
11.01A(1) (below) defines the coastal zone as all areas west 
of US Highway 19.  The approval of this project would create 
new zoning within the coastal area contradicting this 
Comprehensive Plan strategy.   

There are mobile home parks west of US Hwy 19 that were 
approved and developed in the 1980s prior to the adoption of 
the Comprehensive Plan and this strategy.  Mobile homes are 
also allowed by-right in the R-1A (Residential) zone district; 
most within this area were in place prior to the adoption of the 
Comprehensive Plan.   

Development in Coastal Zone Habitat 

GOAL 11.02: Coastal Zone Development Hernando County shall direct new 
and expanded population concentrations, vulnerable land 
uses and new infrastructure away from the Coastal Zone as 
indicated in this Element. [F.S. 163.3177(6)(g), 163.3178(2), 
163.3178(8)] 

Strategy 11.01A(1):  The Coastal Zone is established as all areas west of US 
Highway 19. 

Comments: The majority of the proposed development falls into Zone C, 
which correlates to storm surge inundation of up to 26 feet.  
As Emergency Management has commented, it is not 
uncommon for evacuation orders to be issued for all areas 
west of US Hwy 19, as it provides a recognizable landmark 
that is easily understood by the public.  The first 
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“recommended” evacuation orders during an emergency 
event normally include the evacuation of all those living in 
mobile homes. 

FINDINGS OF FACT: 

A rezoning from AG (Agriculture), C-2 (Highway Commercial) and R-1B (Residential) 
to PDP(MH)/Planned Development Project (Mobile Home) is inappropriate based on 
the following conclusions:  

1. The proposed Planned Development is located within the “Coastal Zone”. 
The Comprehensive Plan states new zoning for mobile homes shall not be 
permitted in the Coastal Zone as defined in the Coastal Management Element 
of this [Comprehensive] Plan. It establishes all land west of US Highway 
19/Commercial Way as “Coastal Zone”. Thus, the location of the proposed 
project is incompatible with regards to Comprehensive Plan objectives and 
strategies (Strategy 1.04(B)(9)).   

2. EM does not recommend this type of development in its proposed location. If 
development is approved, EM will be looking for the inclusion of a site built, 
wind rated building and/or potential contributions to the County’s shelters. 

3. The proposed use is inconsistent with the County’s adopted Comprehensive 
Plan. 

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 denying the petitioner’s request for 
rezoning from AG (Agriculture), C-2 (Highway Commercial) and R-1B (Residential) to 
PDP(MH)/Planned Development Project (Mobile Home) based on the objectives and 
strategies (Strategy 1.04(B)(9)) of the Comprehensive Plan. 
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Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11608
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

H-22-81 - Proud Pelican Construction, Inc.:
Revision of Master Plan on a Property Zoned PDP(GHC)/ Planned Development Project 
(General Highway Commercial); Northwest corner of the intersection of Cortez Blvd (SR 50), 
Barclay Avenue and Brookridge Central Boulevard

TITLE

BRIEF OVERVIEW
Request:
Revision of Master Plan on a Property Zoned PDP(GHC)/ Planned Development Project 
(General Highway Commercial)

General Location:
Northwest corner of the intersection of Cortez Blvd (SR 50), Barclay Avenue and Brookridge 
Central Boulevard

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners approve the petitioner’s request for a Master Plan Revision with 
updated performance conditions, consolidated for administrative purposes

Michelle Miller Approved 12/28/2022   5:15 PM
Aaron Pool Approved 12/30/2022  10:29 AM
Kyle Benda Approved 12/29/2022   3:51 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Michael Kierzynski
SECONDER: W. Steven  Hickey

Hickey, Kierzynski, McDonald, Birren and HolmesAYES:

Page 1
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STAFF REPORT 

HEARINGS: Planning & Zoning Commission:  January 9, 2023 
 Board Of County Commissioners:  February 14, 2023 

APPLICANT: Proud Pelican Construction, Inc. 

FILE NUMBER: H-22-81 

REQUEST: Revision of Master Plan on a Property Zoned PDP(GHC)/ Planned 
Development Project (General Highway Commercial) to Add Two 
Additional Commercial Structures 

GENERAL 
LOCATION: Northwest corner of the intersection of Cortez Blvd (SR 50), Barclay 

Avenue and Brookridge Central Boulevard  

PARCEL KEY: 470396 

APPLICANT’S REQUEST: 

The petitioner is asking for a revision of their Master Plan, originally approved on 
January 11, 2006, to add two new buildings to the site, a 1,500 square foot expansion 
of the existing Transmission Shop and a 7,000 square foot one-story building which 
will serve as a staging and detailing area in conjunction with the existing auto-body 
shop to the south. 

The petitioner states the parameters will be met in the construction of the proposed 
new buildings: 

• They will be single story structures; 
• They will not affect any buffers; 
• They will not require any change in approved setbacks; 
• No deviations will be required; 
• They will comply with the landscape ordinance; 
• There will be no doors on the north face of the structures; 
• The north side of the building will comply with the architectural standards; 
• There will be no outside speakers; 
• There will be no outside machinery;  
• Inside machinery will consist of hand tools; and  
• There will be no outside repair work activity. 

278



Hernando County Planning Department Staff Report:  H-22-81 

F:\Rezonings\H-22-81 Register Family, LLC\Staff Report\H-22-81 Staff Report.docx 2 

SITE CHARACTERISTICS: 

Site Size: 12.30 acres 

Surrounding Zoning  
& Land Uses: North: PDP(MH)/Planned Development Project 

(Mobile Home); Homes 
South: PDP(GC)/ Planned Development Project 

(General Commercial), Developed; and C-2, 
Developed  

East: PDP(GHC)/Planned Development Project 
(General Highway Commercial); Developed 

West: PDP(GC)/ Planned Development Project 
(General Commercial), developed; and 
PDP(SU)/Planned Development Project 
(Special Use), Drainage Retention Area. 

Current Zoning: PDP(GHC)/ Planned Development Project (General 
Highway Commercial) (H-05-121) 

Future Land Use 
Map Designation: Commercial 

ENVIRONMENTAL REVIEW: 

Soil Type: Candler Fine Sand/0-5% Slopes. 

Comment: The property is fully developed, and gopher tortoises are 
not known to be present on the site. 

Protection Features: There are no Protection Features (Wellhead Protection 
Areas (WHPA) and Special Protection Areas (Special 
Protected Areas (SPAs)) on this site according to county 
data. 

Hydrologic Features: There are no Hydrologic Features (Sinkholes, Karst 
Sensitive Areas, and Wetlands) on this property according 
to county data. 

Habitat: The property has been designated Fully developed site 
identified as commercial and services according to FWC 
CLC mapping (Florida Cooperative Land Cover 
Classification System that combines Florida Land Use 
Cover and Classification System with fish and wildlife 
data).   

279



Hernando County Planning Department Staff Report:  H-22-81 

F:\Rezonings\H-22-81 Register Family, LLC\Staff Report\H-22-81 Staff Report.docx 3 

Water Quality Review: The proposed development is within the Weeki Wachee 
River Basin Management Action Plan (BMAP), the Weeki 
Wachee Primary Focus Area (PFA), and the and Weeki 
Wachee Outstanding Florida Springs (OFS) Group. 

Comment: The petitioner must meet the minimum requirements of 
Florida Friendly Landscaping™ publications and the 
Florida Yards and Neighborhoods Program for required 
plantings and buffers, as applicable. 

Flood Zone: X with small portions of AE on the north portion of the 
property. 

UTILITIES REVIEW: 

The Hernando County Utilities Department (HCUD) has reviewed the petitioner’s 
request and provided the following comments: 

• HCUD currently provides water and sewer service to this parcel.   

• HCUD has no objection to the requested revised master plan to allow two 
additional commercial buildings on site (transmission shop and autobody 
shop). 

ENGINEERING REVIEW: 

The County Engineer has reviewed the petitioner’s request and provided the 
following comments: 

• This site contains areas of 1% annual chance floodplain, revised by 
development.  

• The proposed development does not increase the impervious area on site. 

• The petitioner shall provide a corner clip and Temporary Construction 
Easement at the northwest corner of Cortez Blvd. and Brookridge Central 
Blvd. The details of this corner clip & Temporary construction easement 
shall be worked out with the County Engineer during the construction 
drawings stage of permitting. 

• The petitioner shall confirm the existence of the easement of the portion of 
Tundra Drive and DRA maintenance located on subject parcel.  

• The driveway and parking layout may be required to be brought up to 
County standards with signage and appropriate markings.  The County 
Engineer shall make this determination. 
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LAND USE REVIEW: 

Previous Performance measures Established 

Previous performance conditions for this property have been established in zoning 
cases H-95-18, and H-05-121.  Planning staff feels that some of these items are 
out of date and proposes to update these conditions and remove items that are no 
longer applicable to the subject site. The following shows the previously approved 
conditions and provides an explanation as to why staff believes they should be 
kept as is, updated or deleted.  

1. The petitioner must obtain all permits from Hernando County and meet all 
applicable land development regulations, for either construction or use of 
the property, including receiving DRC approval for the proposed use. 

The developer must comply with all other PDP regulations.  

• UPDATED:  This is a standard condition in all PDPs.  Staff proposes 
the replacement of this statement with the statement that is currently 
used in all new proposed PDPs. 

2. The applicant shall deed the northern most fifteen (15) feet of the subject 
property to the County. The applicant shall enter into an agreement with the 
County to provide for the maintenance of the required buffer.  

• REMOVED:  This is a single event condition and has been satisfied 

3. The applicant must provide, at no expense to the County, a frontage road 
built to County standards along the northern portion of the property, running 
east to west. The applicant shall enter into an agreement with the County 
to provide for construction of a frontage road upon demonstration of need 
and demand by the County.  

• REMOVED:  This is a single event condition and has been satisfied 

4. The minimum setbacks for the buildings on the property shall be as follows: 

• UPDATED:  The rear setback should be updated and measured from 
the rear property line.  The required frontage road has been built and 
property lines adjusted.  A 50' rear setback, measured from the rear 
property line, would be approximately 125' from the subdivision 
boundaries to the north. 

• Front: 75' 
• Rear: 50' 100' (the rear setback is to be measured from the 

property line of the Brookridge Subdivision) 
• Side: 50' 
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5. The applicant shall provide a vegetative buffer along the north property line, 
of five to eight feet in height and which shall reach sufficient opacity at the 
time business commences. This buffer shall be located within the 25' 
required landscape separation strip, on the north side of the required 
frontage road. 

• REMOVED:  This is a single event condition and has been satisfied. 

6. Lighting of the site shall be directed toward the interior of the project. 

• KEPT:  This condition requires ongoing compliance and should 
remain.   

7. External loud speakers shall not be utilized on the site. 

• KEPT:  This condition requires ongoing compliance and should 
remain.   

8. The petitioner will be required to submit detailed drainage plans for the 
subject property prior to DRC approval. 

• REMOVED:  This is a single event condition and has been satisfied. 

9. The petitioner must receive a Class I Subdivision approval prior to the 
issuance of any building permits. 

• REMOVED:  This is a single event condition and has been satisfied 

10. If the petitioner wishes to operate a paint and body shop on this 2.5 acre 
site, the paint and body shop shall be allowed only one garage door exit on 
the northern wall. If the petitioner wishes to operate a service department 
on this 2.5 acre site, the service department shall be allowed only one 
garage door exit on the northern wall. The applicant shall build a fence to 
the north of the door equal in width and height to the garage door opening. 

• KEPT:  This in an ongoing condition that requires continued 
compliance. 

11. The petitioner shall relocate the buffer along the western line of the existing 
property to the westernmost portion of the property line of the added 
property. 

• REMOVED:  This is a single event condition and has been satisfied 
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COMPREHENSIVE PLAN REVIEW: 

The subject site is already developed.  It is located within the Commercial land use 
classification; the request for master plan revision remains consistent with the 
Goals, Objectives and Strategies for this classification.  

FINDING OF FACTS: 

The petitioner’s request is reasonable and will conform to the Hernando County Land 
Development Regulations. 

• The land uses on this site include an autobody shop, a transmission shop, 
a service center, a showroom, and services related to Recreational Vehicle 
sales. 

• There are no active code complaints registered for this location.   

• The expansion of an existing use is appropriate. 

• The petitioner has a history of complying with the previously approved 
performance conditions. 

• The proposed location of the new buildings is already paved; the petitioner 
would not be reducing the impermeable surface area. 

NOTICE OF APPLICANT RESPONSIBILITY: 

The rezoning process is a land use determination and does not constitute a permit 
for either construction on, or use of, the property, or a Certificate of Concurrency.  
Prior to use of, or construction on, the property, the petitioner must receive 
approval from the appropriate County department(s) for the proposed use. 

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 approve the petitioner’s request for a Master Plan 
Revision with the following updated performance conditions, consolidated for 
administrative purposes: 

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 minimum setbacks for the buildings on the property shall be as follows: 

• Front: 75' 
• Rear: 50'  
• Side: 50' 

3. Lighting of the site shall be directed toward the interior of the project. 

4. External loud speakers shall not be utilized on the site. 

5. If the petitioner wishes to operate a paint and body shop on this 2.5-acre 
site, the paint and body shop shall be allowed only one garage door exit on 
the northern wall. If the petitioner wishes to operate a service department 
on this 2.5-acre site, the service department shall be allowed only one 
garage door exit on the northern wall. The applicant shall build a fence to 
the north of the door equal in width and height to the garage door opening. 

6. The petitioner shall provide a corner clip and Temporary Construction 
Easement at the northwest corner of Cortez Blvd. and Brookridge Central 
Blvd. The details of this corner clip & Temporary construction easement 
shall be worked out with the County Engineer during the construction 
drawings stage of permitting. 

7. Driveway and parking layout may be required (by the County Engineer) to 
be brought up to County standards with signage and appropriate markings. 

8. 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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Meeting: 01/09/2023
Department: Planning

Prepared By: ACongdon
Initiator: Aaron Pool

DOC ID: 11609
Legal Request Number: 

Bid/Contract Number: 

Planning & Zoning Commission

AGENDA ITEM

H-22-83 - Maya Motels, Inc.:
Rezoning from C-1 (General Commercial) and C-2 (Highway Commercial) to 
PDP(MF)/Planned Development Project (Multifamily) with Deviations; North side of Cortez 
Boulevard (SR 50), approximately 300' west of Deltona Boulevard

TITLE

BRIEF OVERVIEW
Request:
Rezoning from C-1 (General Commercial) and C-2 (Highway Commercial) to 
PDP(MF)/Planned Development Project (Multifamily) with Deviations

General Location:
North side of Cortez Boulevard (SR 50), approximately 300' west of Deltona Boulevard

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

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

RECOMMENDATION
It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the petitioner’s request for a Rezoning 
from C-1 (General Commercial) and C-2 (Highway Commercial) to PDP(MF)/Planned 
Development Project (Multifamily) with Deviations, with performance conditions

Michelle Miller Approved 12/28/2022   5:14 PM
Aaron Pool Approved 12/29/2022   3:20 PM
Kyle Benda Approved 12/29/2022   5:53 PM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Michael Kierzynski
SECONDER: Kathryn Birren

Hickey, Kierzynski, McDonald, Birren and HolmesAYES:

Page 1
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STAFF REPORT 

 
HEARINGS: Planning & Zoning Commission: January 9, 2023 
 Board of County Commissioners: February 14, 2023 
 
APPLICANT: Maya Motels, Inc. 
 
FILE NUMBER:  H-22-83 
 
REQUEST: Rezoning from C-1 (General Commercial) and C-2 (Highway 

Commercial) to PDP(MF)/Planned Development Project 
(Multifamily) with Deviations 

 
GENERAL 
LOCATION: North side of Cortez Boulevard (SR 50), approximately 300’ west of 

Deltona Boulevard 
 
PARCEL KEY 
NUMBER: 1703847 
  

APPLICANT’S REQUEST 

The petitioner is requesting a rezoning from C-1 (General Commercial) and C-2 
(Highway Commercial) to PDP(MF)/Planned Development Project (Multifamily) with 
deviations to construct two 4-story apartment buildings with 32 units each on 2.68 
acres. The remaining 1.61, not part of this application, will retain its existing C-1 
zoning.  

The proposed apartment complex will contain a mix of one- and two-bedroom 
apartments, associated amenities, and parking. The project is proposed in two phases 
with a 32-unit building being built in each phase. The subject site is 4.29 acres, with 
the project area consisting of 2.68 acres.  

Deviations Requested 

The petitioner is requesting the following deviations: 

• A deviation from the twelve (12) units per building to allow a maximum of 
32 units per building.  

• A deviation from the minimum multifamily open space requirement of 15% 
due to the concept of the proposed use and the site constraints. The request 
is justified based on the forementioned design criteria. 
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• A deviation from the maximum multifamily building height. The petitioner is 
proposing a deviation from the maximum 45' to 50'. 

SITE HISTORY 

The proposed project sits on a parcel that was originally intended for the second phase 
to the existing Quality Inn, located immediately to the South of the proposed 
development. Currently there is a large Drainage Retention Area (DRA) that was 
constructed as part of the originally planned build out for the property. With the 
proposed development a modification to the existing drainage permit will be executed 
with the Southwest Florida Water Management District (SWFWMD) to relocate the 
DRA as shown on the master plan. 

SITE CHARACTERISTICS 

Site Size: 4.29 acres 

Surrounding Zoning & 
Land Uses: North: PDP(SF); Single Family  

South: PDP(GC); Retail Plaza, Van Sales 
East: PDP(GHC); Telecommunication Substation 
West: C-2; Hotel 

Current Zoning: C-1 (General Commercial) and C-2 (Highway 
Commercial) 

Future Land Use 
Map Designation: Commercial 

ENVIRONMENTAL REVIEW 

Soil Type: Paola Fine Sand 

Protection 
Features: This site does not contain Protection Features (Wellhead 

Protection Areas (WHPA) or Special Protection Areas (SPA) 
according to County data resources. 

Hydrologic  
Features: The subject property contains no Hydrologic Features 

(wetlands, karst sensitive areas, or wetlands) according to 
County data resources. 

Habitat: The property was previously cleared.  It is identified as urban 
open land according to FWC CLC mapping (Florida 
Cooperative Land Cover Classification System that combines 
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Florida Land Use Cover and Classification System with Fish 
and Wildlife data). 

Water Quality:  The proposed development is within the Weeki Wachee River 
Basin Management Action Plan (BMAP), the Weeki Wachee 
Primary Focus Area (PFA), and the and Weeki Wachee 
Outstanding Florida Springs (OFS) Group. 

Comments: The petitioner must meet the minimum requirements of 
Florida Friendly Landscaping™ publications and the Florida 
Yards and Neighborhoods Program for required plantings and 
buffers, as applicable. 

Flood Zone: X and AE 

SCHOOL BOARD REVIEW 

No comments were received from the Hernando County School District on the subject 
application. 

The applicant 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. 

UTILITIES REVIEW 

The Hernando County Utility Department (HCUD) has indicated it does not currently 
supply water or sewer service to this parcel.  There is an existing 12-inch water main 
that runs along the north side of Cortez Boulevard in front of this property.  There is 
an existing 8-inch sewer gravity main that runs north/south in parcel #1047496 to the 
west, an existing 3-inch sewer force main that runs along the south side of Cortez 
Boulevard, and an existing 6-inch sewer force main that runs along the north side of 
Noddy Tern Road to the north.  

It should be noted that some of the sewer options may require the applicant to acquire 
an easement. HCUD has no objection to the request subject to a utility capacity 
analysis and connection to the central water and sewer systems at time of vertical 
construction. 
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ENGINEERING & TRANSPORTATION REVIEW 

The subject site is located on the North side of Cortez Boulevard (SR 50), 
approximately 300’ west of Deltona Boulevard. The petitioner has proposed utilizing 
the existing access road currently used for the commercial development. The existing 
access will continue north to provide access to the multifamily. 

The County Engineer reviewed the request and indicated the following: 

• This site contains two areas of Flood Zone “AE” associated with storm water 
mitigation.  

• Any revision to the existing ponds requires Southwest Florida Water 
Management District Environmental Resource Permit (SWFWMD ERP) 
Modification and County construction plan approval.  

• The development must comply with Hernando County Facility Design 
Guideline requirements.  

• The development will be required to extend the existing Frontage Road along 
the entire frontage of Cortez Blvd. 

• The driveway, parking and layout will be required to meet County standards. 

• A Traffic Access Analysis will be required to be submitted upon the 
development of the commercial phase and will require the apartments traffic 
and queuing analysis to be included.  

• The Access Drive may be required to be updated to a Major 
Local/Commercial Roadway. 

• FDOT access and drainage permits are required. 

LAND USE REVIEW 

Units Per Building 

Appendix A, Article IV, Section 2(H), 4(K); requires a maximum of twelve (12) 
multifamily dwelling units per building. 

Comments: The petitioner is requesting a deviation from the twelve (12) units 
per building in order to allow a maximum of 32 units per building. 
The Building Department indicated no concerns with the 
increased unit count per building. 

Building Setbacks 
Proposed Minimum Building Setbacks: 

East:  25' 
South:  24' 
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West:  20' 
North:  90'  
Height: 4 Story Structures (Maximum 50', Deviation from 45') 

Buffer 

The County LDRs have design standards for buffering. The buffer shall consist of 
a minimum five (5) foot landscaped separation. The multifamily or nonresidential 
use located on such lot shall be permanently screened from the adjoining and 
contiguous properties by a wall, fence, and/or approved enclosures. Such 
screening shall have a minimum height of five (5) feet and a maximum height of 
eight (8) feet, or an evergreen hedge with a minimum height of five (5) feet at the 
time of planting.  

Comments: The petitioner is proposing a 15' landscape buffer on the north 
boundary adjacent to the residential area. The buffer will include 
a 6' high privacy fence along the norther border and the retention 
of the existing large trees; moreover, installing the landscape 
required by Hernando County LFR’s. All remaining landscape 
buffers are proposed at 10'. 

If approved, the petitioner must provide a 15' buffer with 6' high 
opaque fence along northern boundary. Existing trees shall be 
preserved and supplemented where necessary with 8' high trees 
at planting. All remaining landscape buffers are proposed at 10'. 

Access 

To establish minimum access requirements to multifamily subdivisions, the Board 
of County Commissioners adopted a policy requiring two (2) means of access. The 
policy serves to provide more than one-way in and one-way out for residents of a 
subdivision, alternate routes for emergency services, interconnection between 
subdivisions, a shortened drive time for residents to the entrance/exits, and access 
points for travel direction outside of the development. A minimum of two (2) access 
points must be provided to serve any new subdivision or development pod with 
more than 50 units. 

Comments: The petitioner is proposing a single access to Cortez Boulevard; 
however, there are two means of access from the multifamily 
through the existing commercial. If approved, access will be in 
general conformance it the proposed master plan.  

Open Space 

The LDRs have design standards required for PDP(MF)/Planned Development 
Project (Multifamily). The design standards require a minimum 15% of the gross 
area be provided as open space. 
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Comments: The petitioner is requesting a deviation from the minimum open 
space requirement due to the concept of the proposed use and 
the site constraints. The request is justified based on the 
forementioned design criteria. 

Landscape 

The petitioner must meet the minimum requirements of Florida Friendly 
Landscaping™ publications and the Florida Yards and Neighborhoods Program 
for design techniques, principles, materials and plantings for required landscaping. 

COMPREHENSIVE PLAN REVIEW 

The area is characterized by single-family homes parcels to the north and 
commercial to the south, east and west. The subject property is located within the 
Commercial land use classification on the adopted Future Land Use Map. 

Public School Facilities Element 

Strategy 8.01C(2) Hernando County shall encourage development to locate 
in areas with adequate school capacity or to where school 
sites adequate to serve potential growth have been 
acquired by the School District, provided such location of 
the development is consistent with the land use polices of 
the Hernando County Comprehensive Plan. 

Future Land Use Element 

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. 

Comments: The proposed project is considered transitional from the 
existing commercial and as part of the hotel is considered 
a mixed-use development. Multifamily is allowed in the 
Commercial category when it’s an integral part of a mixed-
use development. 

Multi-Family Housing 

Strategy 1.04B(4) The Residential Category includes zoning for multi-family 
housing generally averaging 7.5 dwelling units per gross 
acre up to 22 dwelling units per gross acre in order to 
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provide for a diversity of housing choices.  Multifamily 
housing should be located within, or in close proximity to 
urban areas shown on the Adjusted Urbanized Area Map, 
or near shopping and employment centers or within 
Planned Development Projects. 

Strategy 1.04B(5) High density zonings are intended for locations in the more 
intensely developed sections of the County. New 
residential development of high-density housing shall 
utilize the Planned Development Project (PDP) process. 
Regulatory criteria shall include standards that evaluate 
and address suitability of the location including: 

a. proximity to existing or designated commercial 
areas, corridors, or employment centers; 

b. direct or limited local access to arterial or collector 
roadways; 

c. availability of appropriate infrastructure and 
services capacity at the site including police, fire, 
emergency medical services, potable water utility 
supply, sewer utility supply, and primary and 
secondary school facilities; 

d. protection of high quality environmentally 
sensitive resources or historic and archaeological 
resources; 

e. the character and density of existing and 
approved residential development in the 
surrounding area. 

Strategy 1.04B(6) Multifamily development may be allowed in the 
Commercial Category pursuant to a Planned Development 
Project (PDP) Master Plan and related strategies to 
accommodate infill and/or mixed use development. 

Comments: The multifamily development is proposed as a 
PDP/Planned Development Project with a maximum of 64 
units on 2.68 acres. The proposed density is 23.88 
du/acre. The proposed density is higher than the allowable 
density permitted by the comprehensive plan. The 
proposed 64 units shall be reduced to 56 units (20.89 
du/ac) in order to not exceed the maximum density of the 
multifamily designation. 
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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. 

Comments: The County Engineer has reviewed the proposed 
development and indicated the petitioner shall be required 
to provide extend the existing frontage road across the 
entire frontage of the subject site. 

FINDINGS OF FACT 
The request to rezone from C-1 (General Commercial) and C-2 (Highway 
Commercial) to PDP(MF)/Planned Development Project (Multifamily) with Deviations 
is appropriate based on the following conclusions: 

1. The following requested deviations are justified with appropriate performance 
conditions: 

• Maximum Number of Multi-Family Units/Building 

• 15% Open Space requirement 

• Maximum Building Height 

2. The master plan is consistent with the County’s adopted Comprehensive Plan 
and is 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. 
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The granting of this land use determination does not protect the owner from civil 
liability for recorded deed restrictions which may exceed any county land use 
ordinances.  Homeowner associations or architectural review committees require 
submission of plans for review and approval.  The applicant for this land use request 
should contact the local association or the Public Records for all restrictions applicable 
to this property. 

STAFF RECOMMENDATION 

It is recommended that the Planning and Zoning Commission recommend the Board 
of County Commissioners adopt a resolution approving the petitioner’s request for a 
Rezoning from C-1 (General Commercial) and C-2 (Highway Commercial) to 
PDP(MF)/Planned Development Project (Multifamily) with Deviations, 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 multifamily development shall be limited to 56 units. 

3. 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, as applicable. 

4. A 15' buffer with 6' high opaque fence shall be provided along northern 
boundary. Existing trees shall be preserved and supplemented where 
necessary with 8' high trees at planting. All remaining landscape buffers are 
proposed at 10'. 

5. Minimum Perimeter Building Setbacks: 
East:  25' 
South:  24' 
West:  20' 
North:  90'  
Height: 4 Story Structures (Maximum 50', Deviation from 45') 

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 
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execution of a legally binding proportionate share mitigation agreement 
between the applicant, the School District and the County. 

7. Modifications to the existing ponds shall require a Southwest Florida Water 
Management District Environmental Resource Permit (SWFWMD ERP) 
Modification and County construction plan approval. 

8. Development shall comply with Hernando County Facility Design Guideline 
requirements. 

9. The development shall extend the existing Frontage Road along the entire 
frontage of Cortez Blvd. 

10. The driveway, parking and layout shall be required to meet County 
standards. 

11. A Traffic Access Analysis shall be required to be submitted upon the 
development of the commercial phase and will require the apartments traffic 
and queuing analysis to be included.  

12. The petitioner shall coordinate the Access Drive with the County Engineer 
and may be required to be upgraded to a Major Local/Commercial 
Roadway. 

13. FDOT access and drainage permits shall be required. 

14. The development shall provide a minimum of two (2) access points and 
shall be in general conformance with submitted master plan. 

15. Geotechnical subsurface testing and reporting in accordance with the 
County’s Facility Design Guidelines shall be conducted for all Drainage 
Retention Areas (DRA) within the proposed project. 

16.  The petitioner shall be required to provide a water and sewer capacity 
analysis and connect to the central water and sewer systems at time of 
vertical construction. 

18. The petitioner shall provide a master plan in compliance with all of 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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