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Executive Summary  

Hernando County has identified an area, herein referred to as ŗKass Circle,Ř that may 

benefit from creation of a Community Redevelopm ent Area. In accordance with the 

Community Redevelopment Act of 1969, Chapter 163, Part III, Florida Statutes, a local 

government must generate a ŗfinding of necessityŘ as an initial step in evaluating 

whether an area may be designated as a Community Redev elopment Area. The Finding 

of Necessity uses data and analysis to formally identify whether the study area contains 

conditions of blight, as defined by Florida Statutes.  

Per Section 163.340(8), Florida Statutes, in order for an area to be considered a 

Community Redevelopment Area, it must contain ŗa substantial number of deteriorated 

or deteriorating structures ; in which conditions, as indicated by government -maintained 

statistics or other studies, endanger life or property or are leading to economic 

distress, and, in which two or more of the following blight factors present Ř in the area . 

The following table illustrates the results of analysis of each factor in the Kass Circle 

study area. Ten of the fif teen factors listed in the statute met the criteria fo r blight, and 

five factors were in conclusive. This Finding of Necessity for the Kass Circle area 

determines that the required conditions for creating a Community Redevelopment Area 

exist.  
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Statute  Blight Factor Required by Statute  Meets  

Criteria  

163.340(8)(a) Defective/inadequate transportation facilities  
 

163.340(8)(b) No appreciable increase in assessed property values 
 

163.340(8)(c) Faulty lot layout  
 

163.340(8)(d) Unsanitary/unsafe conditions  
 

163.340(8)(e) Site deterioration  
 

163.340(8)(f) Building density patterns  
 

163.340(8)(g) Falling lease rates 
 

163.340(8)(h) Tax or special assessment delinquency  

163.340(8)(i) Vacancy rates  

163.340(8)(j) Crime incidents  
 

163.340(8)(k) Fire/emergency medical service calls  
 

163.340(8)(l) Florida Building Code violations   

163.340(8)(m) Diversity of ownership or defective or unusual conditions of title   

163.340(8)(n) Governmentally-owned properties with adverse environmental 

conditions   

163.340(8)(o) Substantial number or percentage of properties damaged by sinkhole 

activity which have not been adequately repaired or stabilized.   
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Introduction  

The ŗKass CircleŘ area of Spring Hill, Hernando County, Florida is a mixed residential 

multifamily neighborhood surrounding a central shopping district.  As this 

neighborhood ages, changes have been noted in the form of deteriorating structures, 

aging infrastructure, increased traffi c, outdated circulation layouts, declinin g property 

values and transitioning land uses.  In December 2013, Hernando County documented 

existing conditions in the area in the Kass Circle Neighborhood Revitalization Project 

Final Data Summary.  A community process was initiated in January 2014 by th e 

University of South Florida (USF) Florida Center for Community Design & Research in 

conjunction with Hernando County, to design a revitalization plan for the area.  Two 

public workshops were held to gain community input on a vision for the area.  The 

final document, ŗKass Circle Revitalization Project: A Vision for Community Growth & 

Development,Ř identifies a trend towards dis-investment in the commercial area and a 

complete lack of public realm improvements including neighborhood connectivity for 

this ŗdefacto neighborhood center.Ř  Recommendations for revitalizing the area 

include establishment of a Community Redevelopment Area (CRA) designation and tax 

increment financing (TIF) to help with funding of needed redevelopment, infrastructure 

and enhancements for the area.  

This study, the Finding of Necessity for the Kass Circle Neighborhood Revitalization 

Area, was prepared to fulfill a ŗfinding of necessityŘ in accordance with the Community 

Redevelopment Act of 1969, Chapter 163 Part III, Florida Statute s that is required prior 

to designation of a CRA . It was developed through a continuing partnership between 

the Hernando County Planning Department and USF. The USF graduate-level Land Use 

Planning course for Spring 2015 conducted all research and analysis a nd prepared the 

study in consultation with the County. Hernando County provided project 

administration, data, and technical assistance. The study builds on the two previous 

planning efforts for the Kass Circle area.  
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Community Redevelopment Act of 1969  

The Community Redevelopment Act of 1969 (ŗActŘ), Chapter 163 Part III, Florida 

Statutes, authorizes local governments to establish community redevelopment agencies 

to prevent or improve blighted conditions within their jurisdiction s. The Act sets forth 

the le gal process by which local governments may establish community redevelopment 

agencies and provide financing and regulatory processe s to undertake the complex 

task of overcoming the conditions that contribute to the decline of a community . 

 

Statutory Test f or CRA Establishment  

The following paragraph provides the definition of ŗblighted areasŘ identified in Section 

163.340(8) of the Florida Statute s, which are the bas is for a Finding of Necessity : 

ŗŏan area in which there are a substantial number of deterior ated or deteriorating 

structures; in which conditions, as indicated by government -maintained statistics or 

other studies, endanger life or prope rty or are leading to economic distress ; and in 

which two or more of the following factors are present:  

(a) Predominance of defective or inadequate street layout, parking facilities, 

roadways, bridges, or public transportation facilities . 

(b) Aggregate assessed values of real property in the area for ad valorem tax 

purposes have failed to show any appreciable increase over the 5 years prior to 

the finding of such conditions . 

(c) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness . 

(d) Unsanitary or unsafe conditions . 

(e) Deterioration of site or other improvements . 

(f) Inadequate and outdated building density patte rns. 

(g) Falling lease rates per square foot of office, commercial, or industrial space 

compared to the remainder of the county or municipality . 
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(h) Tax or special assessment delinquency exceeding the fair value of the land . 

(i) Residential and commercial vacancy rate s higher in the area than in the 

remainder of the county or municipality . 

(j) Incidence of crime in the area higher than in the remainder of the county or 

municipality . 

(k) Fire and emergency medical service calls to the area proportionately higher than 

in the rem ainder of the county or municipality . 

(l) A greater number of violations of the Florida Building Code in the area than the 

number of violations recorded in the remainder of the county or municipality . 

(m)  Diversity of ownership or defective or unusual conditions of title which prevent 

the free alienability of land within the deteriorated or hazardous area . 

(n) Governmentally owned property with adverse environmental conditions caused 

by a public or private entity.  

(o) A substantial number or percentage of properties damag ed by sinkhole activity 

which have not been adequately repaired or stabilized. Ř 

 

Study Area  

The Kass Circle area is located in Spring Hill, an unincorporated urbanized area in 

Hernando County, as shown in Figure 1. The study area centers around the 

communityŚs first shopping center, the Spring Hill Shopping Plaza, located along Spring 

Hill Drive. The study area also includes adjacent residential neighborhoods. The 

boundary largely coincides with the original Spring Hill Master Plan delineation of the 

multi -family housing area, but also includes some single family. It also includes 

important local street i ntersections and agriculturally -zoned land in four outparcels, 

located to the north and bordered on two sides by the multi -family neighborhood. The 

boundary  excludes the Timber Pines Community, a gated and walled community 

adjacent to and north of Ŗbut not physically connected to Ŗthe Kass Circle area. The 
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total project area is approximately 239 acres. For a detailed description of study area, 

including demogra phics and character, see the Kass Circle Neighborhood Revitalization 

Project Final Data Summary . 

 

Figure 1: Kass Circle Project Area Location Ř Hernando County, Florida  

 

Hernando County identified three areas of land use character within the project study  

area in the Kass Circle Neighborhood Revitalization Project Final Data Summary . These 

are described below and shown in Figure 2 : 

The Commercial Center  is the main business district central to the neighborhood.  

The Transitioning Area  is located along Sprin g Hill Drive directly across from the 

Commercial Center. It was originally platted as residential but now contains a mix of 

residential and low -intensity commercial (mostly office) uses.  
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The Neighborhood  surrounds the Commercial Center. The Neighborhood i ncludes all 

of the multi -family housing and lots original to the Spring Hill Master Plan. It also 

includes important local street intersections and agricult urally-zoned land in four 

outparcels. 

Figure 2: Kass Circle Project Area  
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Land use in the project  area is depicted in Figure 3.  

Figure 3: Kass Circle Land Use Map  
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Project Methodology  

Each of the blight factors were evaluated using data obtained from County 

Departments and other sources identified below . A site visit was conducted on 

February 27, 2015 with the Hernando County Planning Department and USF graduate 

planning students to visually document and photograph conditions. In addition, 

students conducted follow -up site visits to assess specific conditions at different times 

and days. The followin g table summarizes the factors and data sources used  in 

evaluating the need for redevelopment in the study area.  

 

Table 1: F.S. 163.340(8) Criteria  and Data Sources 

Statute  Factor  Description  Data Sources  

163.840(8) Substantial number of 

deteriorating st ructures 

Site visits; Hernando County  Geographical Information 

System (GIS) data, Hernando County Building Department,  

Hernando County Property Appraiser  

163.340(8)(a) Defective/inadequate 

transportation facilities  

Site visits; Hernando County GIS data; Kass Circle 

Neighborhood  Revitalization Data Summary Report; 

Hernando County Pavement Condition  Index data, Citrus-

Hernando Metropolitan  Planning Organization  traffic  

count  data 

163.340(8)(b) No appreciable increase in 

assessed property values 

Hernando County Property Appraiser  

163.340(8)(c) Faulty lot layout  Site visits; Kass Circle Neighborhood  Revitalization Data 

Summary Report; Hernando County GIS data  

163.340(8)(d) Unsanitary/unsafe conditions  Site visits; Federal Emergency Management Agency data ; 

Hernando County GIS data  

163.340(8)(e) Site deterioration  Site visits, Withlacoo chee River Electric Cooperative; 

Hernando County Utilities Department;  Hernando County 

Public Works Department  

163.340(8)(f) Building density patterns  Hernando County GIS data  

163.340(8)(g) Falling lease rates Bruce Strumpf, Inc.; LoopNet  commercial  real estate web 

site 
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Table 1 . (continued)  

Statute  Factor  Description  Data Sources  

163.340(8)(h) Tax or special assessment 

delinquency  

Hernando County GIS data  

163.340(8)(i) Vacancy rates Kass Circle Neighborhood  Revitalization Data Summary 

Report; Bruce Strumpf, Inc. 

163.340(8)(j) Crime incidents  Hernando County crime incide nt, fire, and EMS call data; 

U.S. Census 

163.340(8)(k) Fire/emergency medical service 

calls 

Hernando Coun ty crime incide nt, fire, and EMS call data; 

U.S. Census 

163.340(8)(l) Florida Building Code violations  Data Not Available  

163.340(8)(m) Diversity of ownership or 

defective or unusual conditions of 

title  

Data Not Available  

163.340(8)(n) Governmentally-owned properties 

with adverse environmental 

conditions  

Site visits; Hernando County Property Appraiser ; 

Southwest Florida Water Management District; Florida 

Department of Environmental Protection; federal 

Superfund Sites List 

163.340(8)(o) Substantial numbe r or percentage 

of properties damaged by 

sinkhole activity which have not 

been adequately repaired or 

stabilized. 

Hernando County GIS data;  Hernando County 

Development Department;  Hernando County Property 

Appraiser 

 

 

 

 

 

 



Finding of Necessit y for Kass Circle Neighborhood Revitalization Area

 

9 
 

 

 

 

 

 

Analysis of Blight Factors  
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163.340(8) , F.S., Substantial Number of Deteriorating S tructures  

A high percentage of the structures in the area are older than 30 years, substantially 

depreciated and in need of upgrades.  Evidence of structural deterioration is also seen 

on site. 

 

Age and Depreciation of Structures  

The Kass Circle neighborhood is the oldest in Spring Hill.  In the Commercial Center, 

63% of the built properties exceed 20 years in age and only 2 are under 10 years old.  

The largest commercial property, Spring Hill Plaza is approaching the age of 50 (built 

in 1967).  Of t he remaining 307 built properties outside the commercial area, 40% 

exceed 30 years in age .  Forty-nine (13%) of the 367 built properties are rated by the 

Hernando County Property Appraiser as having only a  fair or poor structural qua lity 

rating as of 2014.  Of the 216 built residential properties over 30 years of age, the 

Property Appraiser rated depreciated actual cost value at 35% or less for 66% of those 

structures in 2014.  Evidence of deteriorating str uctural conditions was found during 

site visits to the study area as shown by the examples in Figure 4 . 

Property AppraiserŚs data also show a substantial number of built properties with 

engineer-confirmed evidence of sinkhole activity.  Only 16% of these p roperties have 

been repaired, leaving about 84% of the remaining compromised structures at risk of 

further deterioration.  
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Figure 4.  Examples of Residential and Commercial S tructural Deterioration in the 

Kass Circle Area.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Deteriorated/unsafe structure with significant roof damage.  

 

Signs of structura l deterioration visible on doors and supports.  
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Figure 4. (continued)  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Deteriorated commercial structure with abandoned and aging utility infrastructure.  

 

Deteriorated commercial structure with compromised external surface and aging utilities.  
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Figure 4. (continued)  

 

 

 

 

 

 

 

 

 

 

 

 

  

Deteriorated commercial structu re with mold -laden 

drainage and aging climate control system.  

 

Deteriorated commercial structure with significant structural settling.  
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Figure 4. (continued)  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Deteriorated commercial structure with significant deterioration visible on doors and 

windows, and, aging climate contr ol system on roof.  

Large deteriorated and aging commercial sign structure with significant foundational compromise.  
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One abandoned property in the 

study area was condemned  after 

being brought to the attention of 

County staff during the Kass Circle  

community meetings in Spring 

2014. (Figure 5).  That structure was 

demolished at C ounty expense in 

April 2015 .  In general, many 

residential and commercial 

properties throughout the area 

show signs of aging and lack major 

upgrades. 

 

163.340(8)(a), F.S., Defective/Inadequate Transportation Facilities   

Poor or inadequate  roadway access, pavement conditions, parking areas, and 

alternative transportation facilities and services are  evident in the study area. Even basic 

pedestrian and bicycle infrastructure (s uch as sidewalks) are virtually absent from the 

study area.  Overall, transportation conditions create an environment that lacks 

connectivity and presents several safety issues.  

 

Roadway Access & Operation  

A major transportation issue for the Kass Circle area is Spring Hill Drive, a high -traffic, 

four -lane arterial , the current design and operation of which divides the area, rather 

than integrating places and allowing access for a variety of users in the community. 

Spring Hill Drive stretches from U.S. 19 to U.S. 41 and is used as a major route through 

Figure 5: Abandoned Property  
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Spring Hill. The posted speed limit is 40 miles per hour. Total width of paved lanes and 

median is about 65 feet.  

A major access issue in the area is the lack of intersections, crosswalks, and traffic 

signaling along Spring Hill Drive . Traffic contr ol signals are used to regulate  traffic flow 

along streets, alleviate traffic congestion during peak hours, and allow users to cross 

roadways. In the Kass Circle area, there are  just two traffic lights located over one-half 

mile apart on Spring Hill Drive: one at Pinehurst Drive (east) and  one at  Deltona 

Boulevard. There are two additional signalized intersections just beyond the study area 

on Spring Hill Drive:  at Pinehurst Drive (west) and Waterfall Drive. This do es not 

effectively manage traffic for an area that should function as a town center. Traffic is 

allowed to move too quickly and there are insufficient opportunities to cross Spring 

Hill Drive to access Spring Hill Plaza. The high traffic volumes on Spring Hill  Drive, 

combined with very limited crossing opportunities, make the area inhospitable for 

pedestrians and bicyclists , including transit riders . In addition, a proliferation of turning 

movements added over the years adds to the dangerous conditions for anyone 

attempting to cross the roadway between signalized intersections.  CRA funds could be 

utilized to calm traffic, eliminate and consolidate unnecessary turning movements, 

implement and enhance crosswalks, and enhance traffic signalization.  

There are several older single-family homes with driveway access to Spring Hill Drive. 

These homes are relatively less attractive due to the increase in traffic volume over the 

past 40 years. The driveways also present access management issues.  

Deltona Boulevard is a major two -lane collector with its southern terminus at Spring 

Hill Drive. Traffic volume is greatest in the southernmost segment from Spring Hill 

Drive to Abeline Road. The posted speed limit is 40 miles per hour.  

The adopted level of service (LOS) stan dard for Hernando County roadways in this area 

is LOS D. Hernando County uses the vehicle -to-capacity ratio (V/C) to measure the 

level of service. A V/C ratio of more than 1.00 indicates that the adopted level of 

service has been exceeded. Recent traffic c ounts (2012-2013) indicate V/C ratios of 0.55 
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and 0.65 for Spring Hill Drive and Deltona Boulevard, respectively, in the segments 

serving the projec t area. While this indicates that LOS is achieved, it also may allow 

cars to move through the area at high s peeds, a phenomenon that has been observed 

during numerous site visits .  

Future traffic impacts from this area are not expected to be significant since the area is 

largely built out  but Spring Hill Drive serves as an arterial through -way from Highway 

19 to  beyond the Suncoast Parkway, so this segment is highly impacted by new trips 

generated beyond its borders .  

Figure 6: Major Streets and Points of Interest in the Kass Circle Project Area  
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Pavement Condition  

Hernando County maintains pavement condition dat a for County maintained roadways. 

The pavement conditions index assesses the physical quality of paved areas and ranks 

them on a seven -tiered scale system ranging from ŗfailedŘ to ŗexcellentŘ.  Based on this 

ranking system, Spring Hill Drive and Deltona Bo ulevard are the only roads in the study 

area that are in excellent condition.  They only comprise 16% (0.97 miles) o f the six 

total public roadway mil es within the Kass Circle Area.  Nearly 3.4 miles (56%) of public 

roadway miles are in poor or failed cond ition at this time.  The only roads in ŗgoodŘ or 

better  condition  are at the perimeter of the study area. The road system in the direct 

vicinity of Spring Hill Plaza, the functional center of the community, are in ŗfairŘ 

condition at best, with several roa ds classified as ŗpoor,Ř ŗvery poor,Ř and ŗfailed.Ř  

Figure 7: Pavement Condition Index  (PCI), Kass Circle Area  
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Parking Facilities  

A defining feature of the Kass Circle area is the abundance of asphalt  parking facilities 

in front of Spring Hill Plaza. Al though this plaza contains important shopping and 

services for area residents, it feels more like a parking lot than a town center. In 

general, parking areas are in poor condition, overabundant, inefficient in design, and 

disrupt c onnectivity for the commu nity.  

Aging Parking Facilities   

While a few newer businesses have good or excellent parking facilities, they stand in 

stark contrast to the aging parking of the commercial center and other businesses 

along Kass Circle and Spring Hill Drive. The aging park ing facilities are in need of 

resurfacing. However, patchwork repairs are evident i n some parking lots, which lend  a 

discontinuous character to the parking facilities along Spring Hill Drive and Kass Circle, 

as shown in Figure 8. Overall, much of the parki ng areas are in disrepair and show a 

general lack of investmen t.  Further details about the condition of parking and drives 

can be found unde r Site Deterioration on page 55 . 

Figure 8:  Fragmented Pavement Repairs  

Source: Google Maps 
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Overabundant Asphalt and Inefficient Parking Facilities  

The Kass Circle commercial zone is predominantly characterized by detached 

commercial units, each either fronted by or surrounded with parking facilities. Spring 

Hill Plaza, the large central strip mall of the commercial  zone, is also fronted by a sea 

of parking that runs up to the north face of Spring Hill Drive. The continuous parking 

greets passersby traveling down Spring Hill Drive before the storefronts themselves. 

This gives Spring Hill Drive a generally unwelcoming  or uninviting quality. The parking 

becomes the predominant and unifying theme that ties together the commercial units 

along Spring Hill Drive.    

Figure 9: Sea of Underutilized Parking at Spring Hill Plaza  

 
Source: Google Maps  
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The parking lot layout along Spring Hill Drive and Kass Circle is not efficient. While 

some parking lots are efficiently utilized throughout the day, other parking lots are 

severely underutilized during normal business hours.  

Recommended parking ratios for neighborhood c enters range between 3.5 and 5.0 

parking spaces per 1,000 square feet of gross building area, with the optimum level 

being approximately 4.0 or 4.5 cars per 1,000 square feet of gross building area (Gibbs, 

2012). Figure 10 shows parking ratios for commerci al properties in the Kass Circle area, 

which range from 2.99 to 9.57. The Spring Hill Plaza has a p arking ratio of 3.49 . 

Although this falls within the recommended range, the parking  area of the commercial 

center is underutilized throughout the day. This s uggests an opportunity for shared 

parking or other solutions to increase the efficiency of parking areas.  This opportunity 

is also emphasized by the current heavy pedestrian and bicycle traffic in this area.  

Current wide expanses of unbroken asphalt enco urage dangerous ŗcross-countryŘ type 

movement especially by bicycles wishing to utilize a paved surface in the absence of 

sidewalks.  The addition of bicycle lanes, bicycle parking and sidewalks complimented 

by parking space reduction and reconfiguration c ould greatly increase the level of 

safety in this area.   
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Figure 10: Parking Ratios for Commercial Properties in Kass Circle  

 

Parking Design Limits Connectivity and Access    

The vast expanses of parking lot  along Spring Hill Drive a nd Kass Circle create a 

barrier, especially for people using non -vehicular transportation. Pedestrians and 

cyclists must traverse an expanse of parking lot as they enter commercial parcels and 

are forced to share road space with automobiles. The lack of connectivity be tween 

parking lots poses another obstacle to pedestrians and cyclists who wish to move from 
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one business to the next. They are often required to forge their own path across  dirt or 

grass since there are few pedestrian connections  between businesses along t he 

commercial corridor.   Pedestrians (including the elderly) have been observed scaling 

high landscape island curbing to reach safe pedestrian refuge as they approach Spring 

Hill Plaza.  The establishment of curbed sidewalks and/or well -marked pavement pat hs 

would greatly increase safety non -vehicular travel. 

Transit  

The Kass Circle area is 

currently served by The 

Hernando Express Bus (THE 

Bus) on its Red Line route. 

This route circulates through 

the larger commercial centers 

within Spring Hill and also 

extends south on U.S. 19 to 

the Pasco Hernando 

Community College. There are 

five bus stop locations within 

the project area, four on 

Spring Hill Drive and one on 

Deltona Boulevard. There are two more stops within a quarter -mile of the project area 

and three more within a half -mile. THE Bus makes three separate stops along Spring 

Hill Drive at the Kass Circle Commercial Center area, one west-bound at the Suntrust 

Bank, one across from the east entrance to Spring Hill Plaza (this is an eastbound stop 

only), and one west-bound at the Edmond Medical Office adjacent to Kass Circle. The 

Spring Hill Plaza stop is served every 1 hour and 15 minutes from 7:22 am until 6:37 

pm on weekdays only. There is no service on weekends or holidays. These hours of 

service limit ac cess by public transportation to the area, especially on evenings and 

weekends.  

Figure 11: Bus Stops Lack Amenities & Crosswalks  



Finding of Necessit y for Kass Circle Neighborhood Revitalization Area

 

24 
 

As shown in Figure 11, there are no crosswalks present for safe access across Spring 

Hill Drive, or to/from the Kass Circle business district from the bus stop s. There are no 

amenities such as shelters or seating at any of the bus stops. This may ultimately 

influence bus ridership during the summer months as temperatures rise and rainfall 

increases. CRA funds could be used to im plement sheltered bus stops and  visible 

crosswalks.    

Bicycle Facilities  

There are no dedicated bike lanes present within the study corridor. The lack of bicycle 

infrastructure is not conducive to a multimodal transportation corridor. A bicycle shop 

is located within Spring Hill Plaza, which represents a  demand for bicycle infrastructure. 

There is one bike rack present within Spring Hill Plaza. However, its location is removed 

from the busiest plaza uses and is obscured by a fence, as shown in Figure 1 2. 

Figure 1 2: The Spring Hill Plaza Bike Rack is Obsc ured by Fence and Poorly Located  
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Sidewalks & Walkability  

The assessment of the Kass Circle project area revealed that there are insuffic ient 

sidewalks in the study area . The sidewalks are mapped in Figure 1 3. 

Figure 1 3: Sidewalks in Kass Circle  

Only 11.8% of roadways in the Kass Circle area have sidewalks. Existing sidewalks do 

not connect to the main destinations, and force pedestrians onto streets and shopping 

center driveways to access the business district resulting in a  lack of safe connectivity 

for  pedestrians. Although there are sidewalks on the south side of Spring Hill Drive 



Finding of Necessit y for Kass Circle Neighborhood Revitalization Area

 

26 
 

across from the plaza, these sidewalks do not meet current minimum width standards 

and do not provide pedestrian access to other streets or most businesses in the 

vicinity, as shown in Figure 1 4. 

Figure 1 4: Few Sidewalks & Limited Sidewalk Connectivity  

 

There are no sidewalks in Kass CircleŚs multi -family neighborhood and no dedicated 

pedestrian connections from there to the Commercial Center. There are also poor 

sidewalk l inkages between different parts of the Commercial Center. As a result of this 

lack of connectivity, plaza patrons have created informal paths through wooded areas 

and vacant private properties to access the busi nesses in the plaza (Figure 15).  

Figure 15 : Informal Pathways in Study Area  
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The sidewalks that are present on Spring Hill Drive  have no pedestrian markings over 

driveways or intersections to indicate  to motorists that a pedestrian may cross. This 

lack of cohesiveness creates a potential conflict b etween pedestrians and motorists 

entering or exiting a driveway, as well as crossing at a driveway or an intersection.   

Street Profile Analysis  

Drawing lessons from concepts including New Urbanism and Complete Streets, many 

contemporary plans call for bri nging commercial storefronts closer to the street to 

create a more appealing, pedestrian -friendly environment. This idea is included in the 

Kass Circle Revitalization Project, from which Figure 1 6 was reproduced. Figure 1 6 

shows a cross section of Spring H ill Drive as it would look with the vision plan in place, 

including commercial areas closer to the streets. The Kass Circle Revitalization Project  

figure establishes a 35:50 (1:1.43) ratio of building height to the midpoint of the travel 

corridor. However, unlike this diagram, the commercial buildings that exist today in the 

Kass Circle area have large parking lots between them, cre ating a very low street 

profile ratio.   

Figure 1 6: Kass Circle Revitalization Plan: Cross Section of Spring Hill Drive  

Source: Kass Circle Revitalization Project 
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The street profile ratios for existing conditions in  the Kass Circle area were analyzed 

using aerial LiDAR data. LiDAR data is collected by transmitting a laser from an airplane 

to the ground. Data points of the EarthŚs surface are recorded with accuracies for 

horizontal and vertical in the 10 -centimeter range and with a point density of about 

four points per square foot. All of the data was collected by the Southwest Florida 

Water Management District  in 2007.  

Table 2 p resents seven street profile ratios for cross sections in the Kass Circle 

Redevelopment study area. LiDAR Street Profile images from which this data are 

derived are provided in Appendix A. The street profile ratios shown are ratios of the  

heights of the bu ildings to the midpoint of distance between each building. So if you 

have a building that is 20 feet tall and is 200 feet from the building across the street, 

then the travel corridor distance used for the ratio will be 100 and the ratio would be 

20:100.  For the purpose of this analysis, if there are buildings of different heights, the 

taller of the b uildings is used in the ratio . The table also includes two profiles from 

downtown Brooksville for a comparison to a walkable community. The data 

demonstrates that the existing conditions provide f or poor walkability, with an average 

ratio of 7.24 among the seven profiles examined. This is far in excess of the Kass Circle 

Revitalization Project: A Vision for Community Growth & Development  recommended 

1:1.43 or t hose in downtown Brooksville.  

Table 2: Ratios of Building Height to Midpoint of Travel Corridor  

Map Name  Exact Ratio  Reduced Ratio  

LiDAR Street Profile Map 1 ŕ Spring Hill Dr.  12 : 187.5 1 : 15.63 

LiDAR Street Profile Map 2 ŕ Kass Circle 18 : 122.5 1 : 6.80 

LiDAR Street Profile Map 3 ŕ Kass Circle 17 : 107.0 1 : 6.30 

LiDAR Street Profile Map 4 ŕ Spring Hill Dr.  26 : 186.0 1 : 7.15 

LiDAR Street Profile Map 5 ŕ Spring Hill Dr.  17 : 147.0 1 : 8.65 
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LiDAR Street Profile Map 6 ŕ Residential Street 19 : 55.0 1 : 2.90 

LiDAR Street Profile Map 7 ŕ Residential Street 16 : 52.0 1 : 3.25 

LiDAR Street Profile Map 8 ŕ Downtown Brooksville  40 : 31 1 : 0.78 

LiDAR Street Profile Map 9 ŕ Downtown Brooksville  44 : 30 1 : 0.68 

 

163.340(8)(b), F.S., Aggregate Assessed Property Values  Show 

No Appreciable Increase   

Aggregate assessed values of real property in the area for ad valorem tax purposes 

demonstrate a significant decrease overall for the last five years (2010 through 2014) , 

primarily due to steadily declining va lues in residential properties; Commercial values, 

after a significant drop from 2010 to 2011 are showing steady improvement from 2011 

to 2014.  Residential values declined throughout the period until the fifth year when a 

very slight recovery was evident.   The same was true for the aggregate value of 

commercial and residential properties combine.  No appreciable increase has been 

seen in any year for the combined properties.  

 

This factor required collecting and analyzing aggregate assessed real property va lues 

from the previous five years for the Kass Circle project area, which includes 477 

properties. The assessment utilized assessed values provided by the Herna ndo County 

Property Appraiser.  

The trends in commercial property values were analyzed by compil ing assessed values 

for the 23 commercial properties  in the Kass Circle Commercial Center from 2010 

through 2014 . Figure 17 displays the aggregate assessed values of the commercial 

properties  in the form of a linear graph, and Table 3 displays this info rmation  in a 

table.  After a significant decrease from 2010 to 2011, commercial property values 

recovered back to their 2010 level over the ensuing four years .  
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Figure 17:  Aggregate Assesse d Value, Kass Circle Commercial Properties  

 

Table 3: Aggregate Asses sed Value , Kass Circle Commercial Properties  

 

 

 

 

 

 

 

A similar assessment of actual v alues for residential properties show s a continuing 

decline over the 5 -year timeframe, leveling out in 2014 (see Figure 18 and Table 4). 

When combined, the aggregate  values for commercial and residential properties show 

a continuing decline through the 5 -year period.  While commercial property values are 

increasing, the decline of the more dominant residential land use coverage in this area 

continues to bring the aggregate value of the area down . These findings are shown in 

Figure 19 and Table 5 below.  Values leveled off in 2014.  
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Figure 1 8:  Aggregate Assessed Value, Kass Circle Residential Properties  

 

Table 4: Aggregate Assessed Value,  Kass Circle Residential Propert ies 
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Figure 19:  Aggregate Assessed Values , All Kass Circle Properties   

 

Table 5: Aggregate Assessed Values, All Kass Circle Properties   

 

 

 

 

 

 

This evaluation covers a time period immediately following what is generically termed 

The Great Recession.  Although definitions from Wikipedia.org and Investopedia.com, 

for example define this period as lasting from December 2007 to June 2009, its effects 

have lingered over the ensuing years.  In order to put our results in the proper context, 

property values in this area from January 2007 through January 2009 were examined.  

Commercial properties displayed a 10% increase from 2007 to 2008  when they were 

worth an aggregate value of $17,095,527.  This was followed by another 9% increase in  
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2009.  A decrease in the 2010 assessed values brought commercial properties back 

down to the 2008 level.  They fell further stil l in 2011, experiencing a 7% decrease.  

Despite the weak but positive trend in commercial property values  since then (Figure 

17, Table 3), the Kass Circle commercial area reflects a fragile real estate market that is 

slow to recover from the recession.   The 2014 assessment only just returns these 

prope rties to their 2008 level value.  

A look at residential values over the reces sion period sh ows that they have not  been 

able to  withstand the economic downturn as well as commercial properties did.  In 

2007, aggregate assessed value for residential properties in the Kass Circle area  totaled 

$48,447,932.  After a 5% increase to 2008, residential v alues have been d eclining 

annually, reaching a 2014 value that is 41% lower than the 2008 level and still 27% 

lower than the 2010 level . 

 

163.340(8) (c), F.S., Faulty Lot Layout  

Faulty lot layout in relation to size, adequacy, accessibility, or usefulness is evident  in 

this area. 

 

Block Configuration and Accessibility  

There are numerous issues with  block configuration  and accessibility in the Kass Circle 

project  area. Spring Hill  Drive is an arterial with  high  volumes of fast-moving  traffic . 

There are no automobile,  bicycle, or pedestrian connections between residential  areas 

and Spring Hill Plaza. Blocks are laid out  in long  ŗpodŘ configurations.   As a result, a 

number  of informal  paths have emerged in the woodsy areas where a block distance 

would  normally  make sense.  These paths are clearly formed  for access to  Spring Hill 

Plaza from  nearby residences, as shown in Figure 15. On the south side of Spring Hill 

Drive, there are a number  of driveways that  provide  access to  single family homes or 

offices, presenting  access management  issues.  
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The suburban form  of development  in the study areaŖincluding  long  residential  

blocks, large surface parking  lots, and a high-speed arterialŖemphasizes movement  of 

vehicles through  the area rather than accessibility and connectivity  within  the 

community.  This lack of accessibility is depicted  in Figure 20, which shows the very 

limited  opportunities  for connection  with in a quarter  mile radius of the Save-A-Lot  

grocery store in Spring Hill  Plaza. This is the primary  destination  in the plaza, and the 

quarter  mile radius represents a walking distance the average person is comfortable  

with. As shown, very few residences in the study area can access shopping  

opportunities  conveniently  without  getting  into  a vehicle and driving  on Spring Hill 

Drive.  

In contemporary  planning  practice, there is a focus on retrofitting  these suburban 

development  patterns to  create a more walkable environment  and enhance quality  of 

life. A primary tool  in this approach is re-implementation  of grid  pattern s that  allow for 

greater connectivity  and shorter walking distances. The Kass Circle Revitalization Project 

includes several provisions tha t address the retrofitting of poor block configuration and 

accessibility patterns in the Kass Circle area.  
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Figure 20: Quarter  Mile  Pedestrian  Paths from  Save-A-Lot  

 

Outdated  Development  Patterns 

Although  the Commercial Center is the heart of the community,  it  demonstrates 

several signs of decline including  several vacancies, uneven maintenance, and poor  

aesthetic conditions.  Kass Circle was developed  beginning  in the 1960s. Most of the 

buildings  and infrastructure  have not  been significantly  updated . The minimal  level of 

maintenance, fragmented  ownership, and low commercial  occupancy contribute  to  an 

overall feel of disinvestment and a lack of cohesion.  
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As the communityŚs town  center, the Kass Circle area should borrow  from  

contemporary  town  center designs, which emphasize walkability,  aesthetic cohesion, 

and a strong  public  realm. The Shops at Wiregrass in Wesley Chapel, shown in Figure 

21, provide  an example of a contemporary  town  center shopping  area.  

 

Figure  21: The Shops at Wiregrass  

Source: Forest City Enterprises, Cleveland, Ohio 

 

Various areas across the United  States have proven that  it  is possible to  redevelop and 

transform  older, struggling  strip mall commercial  areas into  vibrant  community  centers. 

For example, a strip mall by the name of La Grande Orange (Figure 22) in Phoenix, 

Arizona was once considered desolate and dying . It is now a thriving  city center with  a 

mix of uses that  adequately accommodate  the communi ty. It is considered a top  

tourist  destination  and an economic driver for  the area.   
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Figure  22: La Grande Orange   

 

 

 

 

 

 

 

 

 

 

 

 

Source: Hayes Inc., Architecture, Interiors, Phoenix, Arizona 

 

163.340(8) (d) , F.S., Unsanitary/Unsafe Conditions   

Unsanitary or unsafe conditions are evident in the study area due to  inadequate 

sidewalk connections, deficient street lighting and outdated stormwater  issues. Vacant 

wooded properties are used as homeless encampment s, dumping  grounds, and for 

informal pathway s. 

 

Sidewalks 

Sidewalks provide increased safety and mobility to residents . When sidewalks are not 

present, pedestrians are forced to use the roadway shoulder, private property, or the 

roadway itself to reach their destination, which creates an unsafe environment.  

Only 11.8% of the roadways in the Kass Circle area have sidewalks. To get to Spring 

Hill Plaza, pedestrians are forced to use the roadway shoulder along Kass Circle and 

other local roads , or to traverse large parking lot expanses . There are many informal 
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pathways through  the wooded area behind Spring H ill Plaza that residents use to 

access Spring Hill Plaza and Spring Hill Drive. These paths are especially unsafe 

because they contain homeless encampments, extensive litter and debris, and no 

lighting. The lack of sidewalk facilities is shown in Figur es 23 and 24. 

Figure 2 3: Sidewalks in Kass Circle Area  
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Figure 2 4: No Sidewalk  Access to at Spring Hill Plaza  

 

Streetlights  

The Spring Hill Plaza parking lot and 

surrounding area, including entrances along 

Pinehurst Drive and Spring Hill Drive , is 

particularly dangerous to pedest rians and 

bicyclists at night. The light that is utilized by 

the parking lot  is from store -front marquees, 

as shown in Figure 2 5. The parking lot and 

off -street entrances are poorly lit, making it 

difficult for drivers to see individuals trying 

to cross the street or access the stores within 

Kass Circle.   

 

Figure 25: Inadequate Lighting  
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Flooding and Stormwater  

Kass Circle is not located within a high -risk flood zone.  According to data from the 

Federal Emergency Management Agency, the chance of  a flood occurrin g within 100 

years is minimal. However, there are potentially hazardous conditions in the area 

related to inadequate stormwater facilities. T he images in Figures 26 and 27 illustrate 

the location and  condition of the curre nt storm water drainage systems.  The existing 

storm drains and run -off areas are blocked by debr is and not properly maintained. The 

area may be at risk from f looding during heavy rain due to inadequate stormwater 

handling capacity.  This is evident in block ed culverts and erosion patterns where water 

has been diverted . Storm drains and culverts are designed differently throughout the 

study area, and many are under construction , not property secured,  or not properly 

marked, presenting unsafe walking conditions for pedestrians.  

Figure 2 6: Drainage Retention Areas (DRAs) in Front of Spring Hill Drive and 

Behind Spring Hill Plaza  
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Figure 2 7: Unsafe and Inadequate Drain age Facilities  
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Trash, Debris and Homeless Encampments 

Anecdotal observations of the deposition of trash and debris have focused primarily on 

the vacant commercial and multi -family properties around Kass Circle and Omaha 

Circle.  The Kass Circle community has he ld two Saturday morning cleanup events in 

the spring of 2014 and 2015.  Over a ton of trash and debris was collected at each 

event from these two areas as well as along Spring Hill Drive .  A review of Hernando 

County code enforcement citations over the cal endar years of 2012, 2013 and 2014 

shows that citations for the illegal deposition of trash and debris constituted 24 % of 

the total case loa d, and 48% of citations for unsanitary/unsafe conditions  (Figure 28).  

Although Hernando County regular ly collects i llegally dumped material from public 

rights-of-way, significant amounts of material are dumped on vacant property, 

especially wooded properties with little visibility from the street.  During site visits 

conducted during the spring of 2014, thirty -eight pr operties were found to have 

substantial levels of debris (Figure 29). 

Figure 28: Code Enforcement Citations for Unsanitary or Unsafe Conditions at Kass 

Circle from January 2012 through December 2014  
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Figure 29 : Map of Trash and Debris in Study Area  

The wooded area s create extremely unsafe conditions for several reasons. There is an 

abundance of debris including large items such as couches and televisions  (Figure 30).  

Several informal pathway s traverse these areas between the plaza and neighborhoods, 

but no lighting or demarcated  paths are available. Some of the vacant properties have 

been used as encampments by the homeless  (Figure 31).  Although the SheriffŚs office 

regularly assists homeless residents in locating appropriate services, this has been a 

chronic problem over the years.  The area is highly unsafe and unsanitary, and seriously 

impacts the economic viability and livability of the area.   
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Figure 30 : Illegal Dumping  and Informal Pathways in Wooded Area  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


