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PROPERTY DESCRIPTION
This is an opportunity to develop 263 acres entitled for up to 842 residential units, in Weeki Wachee, Florida. Great access to Tampa/St. Petersburg and Tampa International Airport.

ENTITLEMENT/DEVELOPMENT STATUS
- This community received Board of County Commissioners approval for the updated Combined Planned Development Project (CPDP) (HC 15-25) zoning in November of 2015 and
approval of the updated Comprehensive Land Use Plan Amendment (CPA) (16-2ESR) in October of 2016. The CPA was confirmed by the State of Florida DEO in November of 2016.
- The original construction drawings were approved in July of 2008 but have expired and will require reauthorization.
- SWFWMD permits have been obtained with an expiration date of July 15, 2020.
- Florida DEP Water and Sewer permits were obtained but expired in December of 2012 and will require reauthorization.
- A 404 permit from the Army Corps of Engineers was not required under current design layout.
- The northern and southern driveway obligations have been satisfied.
- All offsite road improvements were completed as part of the US 19 FDOT project in 2015-2016.
- Concurrency will be required to be reviewed and secured during the site development plan review process pursuant to CPDP conditions.
- CDD in operation with no debt.

DEVELOPMENT STANDARDS & SETBACKS
Minimum Lot Size: 40'x105'
Minimum Internal Setbacks: Front - 20', Side - 5', Rear - 15'
Minimum Residential Perimeter Setbacks - US Hwy 19 - 75', All Other Perimeter Setbacks - 20'

PARCEL ID'S
01144915, 01144924, 01631023, 01631032

ZONING
Current zoning allows for 842 residential units.

PRICE
$4,000,000
- Offers due to broker by June 28th, 2018.
- Offers must be submitted via contract provided by seller.



Adjacent to Publix, Walgreens, and Glen Lakes
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Proposed Phasing Plan

Site Plan
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Proposed Site Plan
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Location Maps
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POPULATION 1 MILE 5 MILES 10 MILES

Total population 794 35,188 150,182

Median age 47.9 48.6 47.7

Median age (Male) 48.0 47.3 47.0

Median age (Female) 47.7 50.3 48.6

HOUSEHOLDS & INCOME 1 MILE 5 MILES 10 MILES

Total households 308 14,218 62,347

# of persons per HH 2.6 2.5 2.4

Average HH income $52,825 $49,657 $53,188

Average house value $226,397 $165,449 $175,626

* Demographic data derived from 2010 US Census

Demographics
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 STAFF REPORT 
  
 
HEARINGS:  Planning & Zoning Commission: October 12, 2014 
   Board of County Commissioners: November 10, 2014 
 
APPLICANT: ACF 10-A Glen Lakes, LLC 
 
FILE NUMBER: H-15-25 
 
REQUEST:  Re-establish a Master Plan on Property Zoned CPDP/Combined Planned 

Development Project 
 
GENERAL 
LOCATION:  Northern terminus of Outerbanks Drive and west of US Highway 19 
 
LEGAL 
DESCRIPTION: A portion of Sections 11, 12, 13, 14 Township 22 South, Range 17 East, 

Hernando County, FL 
 
PARCEL KEY 
NUMBER:  01144915, 01144924, 01631014, 01631023, 01631032 
  
    
APPLICANT’S REQUEST: 
 

On January 10, 2006, the Board of County Commissioners approved a Master Plan Revision 
on property zoned CPDP/(Combined Planned Development Project) to include changing 
from (MF)/Multifamily and (REC)/Recreational to (SU)/Special Use, (HC)/Highway 
Commercial, and (SF)/Single Family in order to eliminate the golf course, increase the 
residential density, reduce setbacks, and change the external access points for 293 acres. The 
changes increased the number of units from 576 to 842. 
 
Since its approval, the subject site has obtained conditional plat and construction plan 
approvals. After allowable extensions, the construction plans cannot be extended further and 
are expired. The petitioner’s current request is to re-establish a Master Plan on the 293 acre 
property zoned CPDP/Combined Planned Development Project. The petitioner intends to 
preserve the current residential entitlements on the property and has indicated no changes to 
the previous approval. Previous perimeter setbacks and minimum lot sizes will remain 
unchanged while allowing the developer internal flexibility to establish village sizes and 
single family and villa product types consistent with prevailing market conditions. 

 
SITE CHARACTERISTICS: 
 

Site Size: 293 acres 
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Surrounding Zoning; 
Land Uses: North: Chassahowitzka Wildlife Mgmt. Area 

South: PDP(RR), (REC), (MF), Single Family 
East: C-2, PDP(SF), (GHC); Commercial, Undeveloped 
West: Chassahowitzka Wildlife Mgmt. Area, Single Family 

 
Current Zoning: CPDP/Combined Planned Development Project 
 
Future Land Use 
Map Designation: Residential 
 

ENVIRONMENTAL REVIEW: 
 
Soil Type: Candler fine sand 
 
Hydrologic  
Features: The subject property contains a Class 2 and numerous Class 3 

wetlands. There are no Special Protection Areas (SPAs), according to 
County data resources. 

 
Comments: Any removal, encroachment or alteration of these wetlands shall 

require permitting and mitigation by the appropriate state and federal 
agencies. All future plans shall indicate the jurisdictional line. 

 
Protection 
Features: The property has no Wellhead Protection Areas (WHPA) according to 

County data resources. 
 
Habitat: Candler fine sand provides a habitat suitable for gopher tortoises.  

Given the presence of the candler fine soils, gopher tortoise habitat 
and several commensal species have a moderate potential for 
occurring on the project site including eastern indigo snake 
(Drymarchon corais), Florida mouse (Podomys floridanus), Florida 
pine snake (Pituophis melanoleucus mugitus), and gopher frog (Rana 
areolata). Since there is the potential for this listed Species of Special 
Concern to be present, the site should be inspected prior to 
construction, and a Florida Fish and Wildlife Conservation 
Commission permit may be required prior to site alterations. 

 
Comment: A comprehensive wildlife/gopher tortoise survey shall be conducted 

in order to identify any listed species present on the property.  A 
Florida Fish and Wildlife Conservation Commission (FWC) permit 
may be required prior to site alterations. The petitioner is required to 
comply with all applicable FWC regulations. 
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Archeological: The subject property contains a historical/archeological site according 

to the State Master Site File. Investigations were conducted in 2005 
which included ground penetrating radar to identify the potential 
cemetery location. Although a recognized historical site, no evidence 
of remains was determined. 

 
Flood Zone:  A and C 
 
Comment: Portions of the subject site are located within the 100-year floodplain. 

For areas within the floodplain, all roadways and finished floor 
elevations shall be constructed above the 100-year flood elevation. 

 
UTILITIES REVIEW: 
 

The Utilities Department has indicated that water or sewer service is currently not supplied 
to this parcel. Water service is available via an existing 16-inch water line along the west 
side of US 19 and an existing 12-inch water line on the north side of Happy Days Drive. 
Sewer service is available via an existing 20-inch sewer force main located along the east 
side of US 19. 
 
Capacity of the existing infrastructure is dependent on the engineer’s estimated flows for 
this project. Existing water and sewer upgrades may be required to supply the proposal. The 
applicant will have to demonstrate compliance with the connection standards of the 
applicable ordinances at the time they apply for development permits. Any cost to upgrade 
the system will be the responsibility of the developer. 
 

SCHOOL BOARD REVIEW: 
 

To date, no comments have been received from the School District. 
 
The developer is required to meet with School District staff to make capacity determination 
and resolve issues that relate to school concurrency and any impact the development may 
have based on students generated from this development.   

 
ENGINEERING & TRANSPORTATION REVIEW: 
 

The site is located at the northern terminus of Outerbanks Drive and west of US Highway 
19. The project proposes access points to Outerbanks Drive and a full access to US Highway 
19. The basic road alignment and density of the project will remain unchanged, eliminating 
the need for a revised Traffic Analysis. However, when development orders are requested, a 
traffic impact analysis will be required as part of an application for Certificate of 
Concurrency. The County engineer has reviewed the request and indicated the following: 
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1. The petitioner shall pay their proportionate fair share of the future traffic signal at 
Glen Lakes Boulevard and US Highway 19. 

 
2. Prior to development of the site, the developer needs to provide assurance of the 

public’s ability to utilize the frontage road. 
 
3. For areas within the floodplain, all roadways and finished floor elevations shall be 

constructed above the 100-year flood elevation. 
 
4. The applicant submitted a Traffic Access Analysis at the time of previous 

construction drawing submittal.  If further approvals are needed in the subdivision 
process, the applicant may be required to update the TAA as determined by the 
County Engineer. 

 
LAND USE REVIEW: 
 

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 single family development. The 
standards address the provision of minimum open space, internal setbacks, separation 
between buildings, building design, pedestrian connections, sidewalks, buffering, roadways, 
neighborhood parks, etc. 

 
The petitioner seeks no changes to the previously approved lot sizes and setbacks. 
Previously approved setbacks and lot sizes are as follows: 

 
Minimum Single Family Lot Sizes: 65'x125' 
Minimum Villa Lot Sizes:  40'x105' 
  
Minimum Internal Setbacks: 
 Front:  20' 
 Side:  5' 
 Rear:  15' 
 
Minimum Residential Perimeter Setbacks 
 US Hwy 19: 75' 
 All Others: 20' 
 

COMPREHENSIVE PLAN REVIEW: 
 

The property is located predominately within the Residential land use classification with 
portions located within the Recreation and Conservation designation. The existing 
Conservation designation area is not proposed for development. The area designated 
Recreation is proposed with the development of residential units which is not consistent with 
the land uses allowed by the mapping criteria for recreation under the comprehensive plan. 
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This area cannot be developed as proposed under the current comprehensive plan 
designation of Recreation and must be changed or the plan modified at the time of 
development. The majority of proposed residential uses are consistent with the land use 
designations of Residential provided for on the County adopted Future Land Use Map. 
 
Binding Letter History: 
 
A portion of the subject property is part of Royal Highlands West, a vested project under 
Chapter 380 (DRI regulations), Florida Statues. The overall Royal Highlands West (Glen 
Lakes) development is vested for 2,885 residential units. There are 1,902 existing platted 
units, leaving 983 units for development. The proposed development will utilize 842 units, 
leaving 141 units in the Royal Highlands West vesting. In 2005 the Department of 
Community Affairs, now known as the Department of Economic Opportunity, indicated no 
objections to the 842 units requested by the applicant. 
 
Policy 1.01A(9): The Land Development Regulations shall establish a Planned 

Development Project (PDP) district which can be used for single use 
or mixed use projects, with flexibility in standards allowed if projects 
provide environmental protection, landscaping, increased open space, 
public facilities, innovative planning design or other appropriate 
public benefits. 

 
Comment:  The development is proposed as a planned development project, and 

any approval should include appropriate performance conditions. 
 

FINDING OF FACTS: 
 
The re-establishment of a Master Plan on property zoned CPDP/Combined Planned 
Development Project is appropriate as stipulated below: 
 
1. The proposed request for development within the Residential land use classification 

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. Any development of residential units within the Recreational land use classification 

will require an amendment to the 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. 
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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.  Homeowners 
associations or architectural review committees require submission of plans for review and 
approval.  The applicant for this land use request should contact the local association or the 
Public Records for all restrictions applicable to this property. 

 
STAFF RECOMMENDATION: 
 

It is recommended that the Planning and Zoning Commission recommend the Board of 
County Commissioners adopt a resolution approving the re-establishment of a Master Plan 
on property zoned CPDP/Combined Planned Development Project 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. All previous conditions (H-05-54) shall remain in full force and effect. 
 
3. The property 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 board and the county. 

 
4. The applicant may be required to update the Traffic Access Analysis as determined 

by the County Engineer and shall submit a traffic impact analysis in conjunction with 
each request for a Certificate of Concurrency. 

 
5. The petitioner shall provide a wildlife survey, prepared by a qualified professional 

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

 
6. Approved wetland jurisdictional lines shall be shown on all conditional plats and 

constructions plans. 
 
7. All designated conservation and wetland areas shall include a conservation easement 

at the time of platting. 
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8. The applicant shall provide neighborhood parks in accordance with the requirements 
of Section 26-75 of Article III, Chapter 26 of the Hernando County Code of 
Ordinances. 

 
9. No development of residential units shall occur within the Recreational land use 

category without the approval of a Comprehensive Plan Amendment. 
 
10. 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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Confidentiality & Disclaimer

regarding the veracity, completeness, or relevance of any financial data or

assumptions. Eshenbaugh Land Company does not serve as a financial advisor to

any party regarding any proposed transaction. All data and assumptions regarding

financial performance, including that used for financial modeling purposes, may

differ from actual data or performance. Any estimates of market rents and/or

projected rents that may be provided to a party do not necessarily mean that rents

can be established at or increased to that level. Parties must evaluate any

applicable contractual and governmental limitations as well as market

conditions,vacancy factors and other issues in order to determine rents from or for

the property.

Legal questions should be discussed by the party with an attorney. Tax questions

should be discussed by the party with a certified public accountant or tax

attorney. Title questions should be discussed by the party with a title officer or

attorney. Questions regarding the condition of the property and whether the

property complies with applicable governmental requirements should be

discussed by the party with appropriate engineers, architects, contractors, other

consultants and governmental agencies. All properties and services are marketed

by Eshenbaugh Land Company in compliance with all applicable fair housing and

equal opportunity laws.

Eshenbaugh Land Company is a licensed real estate brokerage firm in Florida and

William A. Eshenbaugh is the broker of record.

All materials and information received or derived from Eshenbaugh Land Company

its directors, officers, agents, advisors, affiliates and/or any third party sources are

provided without representation or warranty as to completeness , veracity, or

accuracy, condition of the property, compliance or lack of compliance with

applicable governmental requirements, developability or suitability, financial

performance of the property, projected financial performance of the property for

any party’s intended use or any and all other matters.

Neither Eshenbaugh Land Company its directors, officers, agents, advisors, or

affiliates makes any representation or warranty, express or implied, as to accuracy

or completeness of the any materials or information provided, derived, or received.

Materials and information from any source, whether written or verbal, that may be

furnished for review are not a substitute for a party’s active conduct of its own due

diligence to determine these and other matters of significance to such party.

Eshenbaugh Land Company will not investigate or verify any such matters or

conduct due diligence for a party unless otherwise agreed in writing.

EACH PARTY SHALL CONDUCT ITS OWN INDEPENDENT INVESTIGATION AND

DUE DILIGENCE.

Any party contemplating or under contract or in escrow for a transaction is urged

to verify all information and to conduct their own inspections and investigations

including through appropriate third party independent professionals selected by

such party. All financial data should be verified by the party including by obtaining

and reading applicable documents and reports and consulting appropriate

independent professionals. Eshenbaugh Land Company makes no warranties and/

or representations


