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STAFF REPORT

HEARINGS: Planning & Zoning Commission: November 13, 2007
Board of County Commissioners: December 12, 2007

APPLICANT: Hickory Hill, LLC

FILE NUMBER: H-07-54

PURPOSE: Rezoning from (AG)/Agriculture to (C-PDP)/Combined-Planned
Development Project and establishing a master plan with deviations to the
roadway standards for internal roads, maximum lot coverage percentage,
treed roadway standards, accessory structure standards, and compatibility
standards 

GENERAL
LOCATION: An area lying proximate to the west side of Lockhart Road, east of Baseball

Pond Road, south of Old Trilby Road, and north of Church and Myers Roads

LEGAL
DESCRIPTION: Portions of Sections 11, 12, 13, 14, 22, 23, 24, and 26, Township 23 South,

Range 20 East, Hernando County, Florida

FILE STATUS: All requirements necessary to conduct the public hearing have been satisfied

CITIZEN
RESPONSE: Correspondence received as of the date of this report?  Yes 9   No :

APPLICANT’S REQUEST:

The petitioner has submitted a request to rezone from AG/Agriculture to C-PDP/Combined-
Planned Development Project and establish a master plan for the entire project site.  The
subject property is a Development of Regional Impact (DRI) (Hickory Hill Development
Order approved April 26, 2007 and recorded in Official Records Book 2435, pages 1223 thru
1324) with approvals for a mixed use development of up to 1,750 single family homes, up
to 50,000 square feet of neighborhood commercial and up to 54 holes of golf with associated
facilities, i.e. clubhouse, guest quarters, and maintenance buildings on approximately
2,750.5 acres.  

Hickory Hill is envisioned as a community of unique neighborhoods with a variety of lot
sizes and housing types, created in a coordinated master planned community, sharing the
historic Two Rivers Ranch property together with a blend of planned golf, equestrian and
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recreational amenities.  The community will provide for a wide variety of residential housing
styles and lots, ranging from one quarter acre sites to five acre estate lots.  The development
is planned as a transitional land use and intended to strike a balance between the I-75/SR 50
Planned Development area to the north and east and a rural community to the south and west
of the property.

The Hickory Hill Development Order approved on April 24, 2007 is very comprehensive and
contains a host of very detailed requirements, however due to the size, complexity and
unique nature of the project, the petitioner seeks flexibility in their master plan approval for
the allowance of submitting a detailed  Open Space Plan, including golf course routing, and
a Non-Vehicular Pedestrian Pathway Plan for review and approval by the Board in a separate
advertised hearing prior to the issuance of any subsequent development approvals.  This two-
step rezoning process is a continuation of the normal zoning process, allowing these two
detailed internal planning items to be heard by the Board at a second hearing.  While zoning
is granted in the first step of the process, the process will not be complete until these two
items are heard and approved.  The second Board of County Commissioners hearing shall
be similarly advertised and noticed in accordance with the requirements for master plan
approval.  These items are further detailed as Performance Conditions Nos. 60 and 61.

Additionally, the petitioner requests the following deviations:

• A deviation to the roadway standards for internal roadways as outlined in the
master plan narrative

• A deviation to the maximum lot coverage to permit 45% coverage on lots ½
acre or smaller in size in all areas except the required transition zones.

• A deviation to the compatibility standards as outlined in the master plan
narrative

• A deviation to the treed roadway standards as outlined in the master plan
narrative to allow for trees planted in medians and to allow for trees to be
clustered in a more natural staggered setting.

• A deviation to the accessory structure standards as outlined in the master plan
narrative.  

• A deviation for a “split lane” median entrance for access to POD H 
• A deviation to the sidewalk requirements in accordance with a pedestrian

pathway master plan for the project as approved by the Board of County
Commissioners. 
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SITE CHARACTERISTICS:

Site Size: 2,750.50 acres

Surrounding Zoning; Land Uses: North: AG; Rural, Single Family, Mobile Home
South: AR2, PDP(RUR); Rural, Single Family,

Mobile Home 
East: AG; Rural, Single Family, Mobile

Home, 
West: AG; Rural, Single Family, Mobile Home,

Undeveloped

Current Zoning: AG/Agricultural 

Future Land Use Map Designation: C-PDP / Combined- Planned Development District

Flood Zone: Zone X for the majority of the site
Zone A located in areas  in the southwest portion of
the site and several scattered areas throughout the
site

SITE CIRCUMSTANCES/HISTORY:  

PLANNING & ZONING COMMISSION ACTION:
On May 8, 2006, the Planning & Zoning Commission voted 3-2 to recommend to the BCC that the
proposed Hickory Hill Comprehensive Plan Amendment (CPAM-06-02) be transmitted to the DCA
and review agencies for review and comment.

LPA/BCC ACTION
On June 14, 2006, the Local Planning Agency/Board of County Commissioners voted 3-2 to
authorize transmittal of the Proposed Comprehensive Plan Amendments (CPAM-06-02) to the State
land planning agency (DCA) and review agencies for review.  The DCA issued and Objections,
Recommendations and Comments Report (ORC) on September 15, 2006.   DCA raised objections
to the amendments related to need, urban sprawl, transportation, public facilities, and natural
resources to which the Applicant prepared a response to DCA.  This response was accepted by the
State and a Notice of Intent to find the Comprehensive Plan Amendment in compliance with State
law and was published on June 20, 2007.    
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BCC ACTION
On April 26, 2007 the Hernando County Board of County Commissioners voted 4-1 to adopt the
comprehensive plan amendment with changes, and approved the Development Order with the
following additional changes:

• The number of golf holes was reduced from 63 to 54.
• A Good Neighbor Policy regarding potential impacts to nearby water wells was

included in the Development Order.

SITE CHARACTERISTICS

ENVIRONMENTAL REVIEW:
Soil Type: The soils on Hickory Hill DRI are typical of soils found throughout

Hernando County.  Due to the number of soil types, Soil Table 15.1
from the DRI Application for Development Approval is attached as
Exhibit A. 

Hydrologic 
Features: Due to the unique landscape and rolling topography, a preponderance

of well-drained soil types exist in this area.  According to County
data resources, the project contains two Special Protection Areas
(SPAs).  One SPA is located south of the Thomas residence and the
other south of Hickory Hill Road, near Interstate 75.  General
commercial and residential uses with central services are allowable
within the 500 foot SPA buffer(s).  The following applicable land
uses are prohibited within the 500 foot SPA buffer: landscape
improvement for golf courses, greens, tees and fairways; stormwater
ponds receiving runoff from golf courses, discharges of untreated
stormwater or any regulated substances, facilities regulated by the
Emergency Planning and Community Right-to-know Act of 1986,
and hazardous waste facilities classified as large quantity generators
of hazardous waste.  
The northeast corner of the proposed development lies within a
WHPA 2 for public supply wells; however the proposed use is
allowed within this designation.  Additionally, the subject property
contains Class II and III wetlands.  

Habitat: A copy of the Plant Communities and Land Use with associated
acreage calculations - Table 12.1 from the DRI ADA is attached as
Exhibit B.  The Development Order for the project includes a variety
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of methods and requirements to address the habitat requirements for
all the encountered listed and non-listed wildlife species and also
requires an extensive Wildlife Habitat Management Plan.  A
summary of the state listed species that were observed on the Hickory
Hill property (Figure 2.2) and Table 4-1 listing the necessary
mitigation acreage requirements from the Habitat Management Plan
are attached as Exhibit C.  Hickory Hill is unique in that a significant
portion of the project, a minimum of 1,110 acres, will be retained in
various forms of open space.   The Development Order and Wildlife
Habitat Management Plan specifies specific locations, areas, and
acreage for each preservation/buffer area feature and the integrated
residential and environmental design features will  retain habitat for
wildlife and provide for the passive recreation needs of the residents.

Additionally, on-site Gopher tortoise mitigation will be handled
primarily through onsite relocation per the Florida Fish and Wildlife
Conservation Commission (FWC) Incidental Take Permit HER-031
issued on August 13, 2007 and as modified on October 23, 2007.  

Other: There is a single cell phone tower located in grid L-25.  The tower
base occupies one acre on the Hickory Hill property.  The fenced in
tower area is dominated by bahia and smut grass, with some shrub
growth along the fence.  The cell tower will remain on the property
through the term of the lease.

SCHOOL BOARD REVIEW:

The Hernando County School Board entered into an agreement with Sierra Properties I, LLC
for advances on educational impact fees on January 18, 2006.  The agreement was attached
to the Development Order as Exhibit E and specifies school impact mitigation in accordance
with the terms of the School Agreement. 

Additionally, the Development Order specified that notwithstanding the School Agreement,
the County is free to raise the Educational Facilities Impact Fees from time-to-time and the
Educational Facilities Impact Fee then in effect may change what the Developer pays the
Hernando County School Board under the School Agreement.  

The School District will be monitoring school capacity on the east side of the county as
identified in Item (3) on page 26 of the Development Order: "Reporting Requirements: 
School capacities shall be monitored by the Developer.  Status reports on school capacity
shall be provided in conjunction with the required submission of the Developer's Annual
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Report as required in Section 5 of the Development Order.  If determined necessary by
Hernando County School Board, the Developer shall contribute a fair share payment
toward the cost of construction of facilities for east side school facilities to serve the
development."

UTILITIES REVIEW:

The Hernando County Utilities Department  entered into an agreement with Hickory Hill
LLC to delineate and make certain and define each parties obligations and
responsibilities with respect to a potable water supply, production, treatment and
distribution system and a wastewater collection, treatment and transmission system on
April 26, 2007.  The agreement was attached to the Development Order as Exhibit D.  As
part of the agreement, Hickory Hill shall dedicate a five acre well site along Lockhart
Road and the Developer shall be liable for all connection fees and other fees and costs in
accordance with the terms of the Water and Sewer Agreement.  The Utilities Department
has no further comments at this time.

ENGINEERING & TRANSPORTATION REVIEW:

The Developer must pay the County an Up-Front Monetary Payment upon application for
issuance for the first residential building permit.  This payment is calculated by multiplying two-
hundred and forty times the County’s roads impact for a single family detached dwelling unit in
effect at that time.  This Up-Front Monetary Payment is non-refundable and may be expended by
the County immediately upon its receipt for roads and other transportation improvements as
determined by the County Engineer.  In addition, the Developer, at its sole expense, is
responsible for making specific roadway and intersection improvements and monitoring
requirements outlined in the DRI Development Order.  

The Engineering Department and Hernando County MPO indicate that the majority of
the Development Order standards relating to transportation will be reviewed in more
detail during subsequent phases of the subdivision process.  The developer has submitted
requests for several deviations to the County’s Facility Design Guidelines relating to the
internal roadway system. While the proposed engineering design does not necessarily
meet current County design standards and guidelines, they provide for significant
protection to the public’s health, safety and welfare.  The County Engineer has approved
the deviations to the Facility Design Guidelines based on the Administrative Design
Variances procedures, with the exception related to sidewalks.  The deviation requested
for sidewalks is requested from the Board of County Commissioners as part of the zoning
application, as they are not part of the Administrative Design Variance.   The
Engineering Department provided the following additional comments:
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1. The Developer indicates that the treed roadway/access way should be modified to
allow for trees to be planted in the median instead of both sides as the ordinance
requires. 
Trees must be outside of the clear zone recovery area.

2. The developer is proposing only one access point to Development area H.  Due to
the limited number of units in this area (66 units), engineering staff would not
object.  
Staff does not object to the split lane roadway proposed to access Development
area H south of I-75.

3. The developer is proposing incorporation of a non-vehicular pathway (multiuse)
in the community in lieu of sidewalks.  They also propose no sidewalks for cul-
de-sacs with fewer than ten houses.

  Some connection to the non-vehicular pathway should be provided on cul-de-
sacs. The Engineering Department does not object to a multi-use pathway with
the understanding that the County will be able to review it when the plan is
provided; however, approval for this specific deviation is requested from the
Board of County Commissioners as part of the zoning application.

4. The application indicates that non-vehicular access points will be provided
adjacent to approved project access points for linkage to planned county bicycle
and pedestrian networks.  
The Development Order requires that the bike/ped facilities be identified during
the rezoning process; however, a two-step zoning process is identified to address
this issue prior to zoning completion and  prior to the issuance of any
subsequent development approvals.

OTHERS:

The Florida Department of Transportation, Florida Department of Health, the City of
Brooksville, and Southwest Florida Water Management were provided notice and copies of the
rezoning request for review and comment.  Comments were not received from these agencies as
of the writing of this staff report.  

LAND USE REVIEW:

The DRI Development Order approved up to 54 holes of golf with associated facilities, i.e.
clubhouse, guest quarters, and maintenance buildings.  During the Comprehensive Plan
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Amendment and DRI approval process, the applicant provided documentation and clarification
as to the term guest quarters (Exhibit D).  As an attachment to a January 4, 2006 letter from
Kenneth B. Crews, Chief Operating Officer of Sierra Properties LLC, guest quarters were
defined as:

“Dwelling units primarily used for short term rental/leasing purposes by members,
guests or residents of Hickory Hill Development.  It is intended that these units will
be rented/leased on a basis generally from one day to one week.  These units will
most likely be owned by Hickory Hill, LLC (or a related entity).  The Applicant
intends to construct approximately 24 to 30 of these units and plans on incorporating
them into the design of the proposed golf course complex.  They will either be part
of the clubhouse structure or a separate free standing building planned in
conjunction with the clubhouse.”

The applicant now proposes to construct up to 90 guest quarter units as detailed in the Master Plan
Narrative.  Hickory Hill will construct up to 54 holes of golf and will have multiple clubhouse
locations.  They propose to construct 24 to 30 guest quarters per clubhouse complex.   The proposed
number of guest quarters exceeds the number represented to the County during the DRI process and
would require a Notice of Proposed Change to the DRI Development Order prior to approval of such
an increase.  

The DRI permits up to 50,000 square feet of commercial uses.  The applicant proposes a small retail
center to primarily serve the Hickory Hill residents and will be limited to land uses listed under the
County’s C-3 (Neighborhood Commercial) zoning designation and specific C-1 uses.  The detailed
C-1 uses are reasonable and identified in Performance Condition No. 3.

The applicant proposes reasonable residential lot setbacks in the master plan narrative which consist
of:

Minimum Setbacks for Residential lots 80 feet in width or less
25 foot front
7.5 foot side
15 foot rear

Minimum Setbacks for Residential lots greater than 80 feet in width
25 foot front
10 foot side
20 foot rear

Additionally a 35 foot setback is required for lots along Lockhart Road, as well as a separation of
20 feet between villa clusters.  Residential attached structures will be permitted 0 feet for side yards.
The minimum perimeter setback for residential structures will be 30 feet.  These standards are listed
in Performance Condition No. 5.
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Setbacks for the commercial area shall be 50 feet along Lockhart Road, Front yards that do not face
Lockhart Road shall be 35 feet with ten foot side yards and 20 foot rear yards as identified in
Performance Condition No. 6.

The applicant’s Master Plan Narrative,  Master Plan and Exhibit B identifies a newly acquired strip
of property labeled the Bierley Tract, which was not part of the original DRI ADA application nor
Comprehensive Plan Amendment.  The applicant has acknowledged in the event the developer elects
to utilize this alternative route to avoid wetland impacts along the southern access parcel from
Church Road, that it may do so by concurrently processing a comprehensive plan amendment, a
Notice of Proposed Change to the Hickory Hill Development of Regional Impact Development
Order, and a rezoning on the adjacent parcel.  The alternative route property is identified merely to
provide information as a potential future realignment of their access road.  

The applicant has requested a number of deviations as part of their rezoning request.  Several
deviations are for internal roadway standards as outlined in the master plan narrative and include
design speeds and lane widths, cul-de-sacs lengths longer than 600 feet, tree clustering in a more
natural staggered setting and in medians, a split lane median entrance for access to POD H, and
system of pathways in lieu of sidewalks in some areas.   The deviations to the Facility Design
Guidelines are reasonable and a procedure exists for approval of Administrative Design Variances
by the County Engineer.  As identified in the Engineering Review section of this report, the County
Engineer has the authority to grant these variance and has approved these items with the exception
of sidewalks.  The sidewalk deviation requires Board approval.     

Another deviation requests a maximum lot coverage of 45% on lots ½ acre or smaller in size in all
areas except the required transition zones.  The typical lot coverage standard is 35%.  Hickory Hill
DRI Development Order requires a minimum of 1,110 acres of open space.  The open space may
consist of preservation tracts, golf courses, waterbodies, wildlife habitat preservation areas,
wetlands, buffers, conservation easements, landscaped or natural areas or other similar areas.  Due
to the amount of and quality open space incorporated into this project, it is reasonable to allow an
increased lot coverage outside the transition zones to allow larger homes to be built on smaller lots
and still meet the intent of the maximum building coverage ratio.    

The final deviations relates to compatibility standards to promote custom built homes which are 
characterized by a variety of types and features in construction as outlined in the master plan
narrative.  The Hickory Hill Architectural Review Committee will review and internally govern
the standards for the unique, high quality community.  The Architectural Review Guidelines will
be provided to the County to be utilized instead of the County’s general regulations in Article II,
subsection G, which requires similarity and uniformity in height, roof pitch, roof and siding 
materials, as well as mandatory attached garages and number.  This is a reasonable request and is
consistent with the Hickory Hill Comprehensive Plan Policies which require that the internal
architectural standards promote high architectural and aesthetic quality. 
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The architectural standards will also regulate pools, guest houses, stables with tack rooms, and
other ancillary structures.  Currently the land development regulations restrict the number, size,
shape and construction of accessory structures.  It is reasonable to associate  additional and
larger ancillary structures commensurate with the corresponding larger estate lot sizes.

COMPREHENSIVE PLAN REVIEW:

The subject property comprises the Hickory Hill Planned Development District adopted
into the Hernando Comprehensive Plan on April 24, 2007.  The associated objectives and
policies (1.07E) are attached to the staff report as Exhibit E.  The establishment of a
Master Plan on property zoned C-PDP/Combined Planned Development Project is
appropriate with performance conditions, based on the following conclusions:

1. The proposed master plan would be consistent with the Hickory Hill Planned
Development District designation, compatible with the area and consistent with
the DRI Development Order with performance conditions.

2. The proposed master plan is consistent with the County’s adopted Comprehensive
Plan and the County’s LDRs subject to performance conditions

3. The proposed deviations are justified, with the exception of sidewalks which will
require separate Board of County Commission approval; provided the applicant
meets the conditions of the DRI Development Order, Comprehensive Plan
Objectives and Policies, Land Development Regulations, and Performance
Conditions contained in Exhibit F.  

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.  Prior to use of, or construction on, the
property, the petitioner must receive approval from the appropriate County
department(s) for the proposed use.

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

It is recommended that the Planning and Zoning Commission recommend the Board of
County Commissioners adopt Resolution # _____ approving the petitioner’s request to
rezone the property to C-PDP/Combined Planned Development District utilizing a two
step rezoning process which grants zoning approval in this step; however, the process
will not be complete and development can not occur until an Open Space Plan and Non-
Vehicular Pedestrian Pathway Master Plan are heard and approved by the Board of
County Commissioners.  This first step in the process also establishes a master plan on
the property with the attached performance conditions set out in Exhibit F.  These
performance conditions were developed to incorporate specific DRI Development Order
and Comprehensive Plan Policies, along with the following deviations and
understandings: 

• A deviation to the roadway standards for internal roadways as outlined in the
master plan narrative.

• A deviation to the maximum lot coverage to permit 45% coverage on lots ½ acre
or smaller in size in all areas except the required transition zones. 

• A deviation to the compatibility standards as outlined in the master plan narrative.
• A deviation to the treed roadway standards as outlined in the master plan

narrative to allow for trees planted in medians and to allow for trees to be
clustered in a more natural staggered setting.

• A deviation to the accessory structure standards as outlined in the master plan
narrative.  

• Access to POD H shall be limited to one access point in accordance with the
requirements of the DRI development order, which shall be designed with a “split
lane” median entrance.

• A deviation to the sidewalk requirements in accordance with a pedestrian
pathway master plan for the project as approved by separate action of the Board
of County Commissioners. 

• The alternative access strip identified in the master plan as the Bierley Tract will
require approval of a Comprehensive Plan Amendment, Notice of Proposed
Change to the DRI Development Order, and master plan revision with rezoning.  

• The guest quarters shall be limited to 30 units unless an alternative number of
units is approved by the County as part of a Notice of Proposed Change to the
DRI Development Order.  
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List of Exhibits

Exhibit A Table 15-1 Soil Chart
Exhibit B Table 12.1 Plant Communities & Land Uses on Hickory Hill Property
Exhibit C Figure 2.2 and Table 4-1 Summary of Listed Species on Hickory Hill Site
Exhibit D Crews/Sierra Guest Quarter Clarification Letter dated 1/10/2006
Exhibit E Comprehensive Plan Objective and Policies 1.07E
Exhibit F Performance Conditions/Standards


