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CITY OF BROOKSVILLE 

PLANNING AND ZONING COMMISSION MEETING 
 

City Hall Council Chambers 
201 Howell Avenue 

Brooksville, FL 34601 
 

AGENDA 
June 9, 2021         5:30 PM 

 
A. CALL TO ORDER 

 
B. PLEDGE OF ALLEGIANCE 
 
C. APPROVAL OF MINUTES:  February 10, 2021 
 
D.  RZ 2021-04 – LANDBUILDER, LLC.  PETITION REQUESTING REZONING FROM 

RPDP TO PDP-R The petition is a request to rezone an approximately 413-acre 
tract from RPDP (Residential Planned Development Project) to PDP-R (Planned 
Development Project-Residential).  Located on the south side of Southern Hills 
Boulevard, north of Powell Road and approximately 2,250 feet east of the 
intersection of Broad Street and Southern Hills Boulevard, the subject tract was 
annexed into the City in May of 2003 and April of 2006.  City Council adopted 
Ordinance Number 675 on October 18, 2004 rezoning the property to RPDP and 
allowing for the development of up to 925 detached single-family units, a model 
home sales center and a recreation center.  The petitioner requests the property 
be rezoned to PDP-R and allowed to maintain the previously approved 925 
detached single-family dwelling units, the recreation center and model homes, 
and to add 26 villa/duplex units along with an additional detached single-family 
unit.    The area in which the villa/duplex use is proposed is currently identified for 
use by a model home center and the recreation center.  The additional single-
family unit is proposed to be located on a portion of an area that is presently 
platted for open space and drainage retention/detention. 

 

RECOMMENDATION: The City Manager recommends that the Planning & 
Zoning Commission find the request compatible with the surrounding zoning and 
land use and consistent with the City’s Comprehensive Plan and recommend that 
City Council approve the rezoning of this property from RPDP (Residential 
Planned Development Project) to PDP-R (Planned Development Project-
Residential), subject to the following conditions: 
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1. Unless otherwise specified herein, the project shall be developed in accordance 
with the City of Brooksville Land Development Code as well as the rules and 
regulations of all applicable government entities.   

 
2. The development shall be permitted a maximum of 926 single family detached 

dwelling units, 26 villa/duplex units, a recreation complex and model homes. 
 

3. The uses shall be developed in accordance with the following standards: 
 

Single family detached: 
  Minimum lot size:  6,120 square feet 
  Minimum lot width:  51 feet at building line 
  Minimum front yard:  20 feet 
  Minimum rear yard:  15 feet 

Minimum side yard: 5 feet (In areas where the fire flow design is 
less than 1,500 gpm, the minimum side 
setback shall be 5.5 feet). 

Maximum height:  45 feet 
Driveway location: Residential driveway access points to be 

located on private, minor streets located 
internal to the subdivision may be placed no 
closer than 5.5 feet to side lot lines, provided 
no safety issues or conflicts with infrastructure 
are apparent, as determined by the City’s 
Departments of Public Works and Community 
Development. 

 
Villa/Duplex: 

Minimum lot size:  4,200 square feet (per unit) 
Minimum lot width:  35 feet (per unit) at building line 
Minimum front yard:  20 feet 
Minimum rear yard:  15 feet 
Minimum side yard:  5 feet/0 feet 
Maximum height:  45 feet 

 
4. Perimeter buffers around the project shall consist of a 25-foot building setback, 

including a fifteen-foot vegetative (natural or planted) buffer. 
 

5. The developer shall construct a collector road from Powell Road north to the 
East/West road (Southern Hills Plantation Boulevard).  The road will have a 
minimum right-of-way width of 80 feet and be constructed to meet all applicable 
City construction standards for a public collector road.  Individual residential 
driveways will not be permitted on the collector road. 

 
6. The collector road shall be maintained by the developer as a private road facility 

within the community, subject to the conditions of the Development Agreement 
dated May 28, 2003 between the City and Hampton Ridge Developers LLC, as 
amended. This road must be constructed prior to the issuance of the 400th 
residential Certificate of Occupancy (CO) for this property.  If the road is not 
constructed by the time the 400th residential unit’s CO is issued, permit activity 
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for new development in the community will cease until such time as when the 
internal collector road connection to Powell road is completed. 
 

7. Cul-de-sacs may be approved up to a length of 1,300 feet as part of the 
subdivision platting process, provided said cul-de-sacs have a right-of-way 
diameter of 110 feet and a paved area of 80 feet, and all other safety issues or 
concerns are addressed, including enforcement of “No Parking” zones on the 
streets and cul-de-sacs. 
 

8. The residential community entrance may incorporate appropriate signage and 
gating, consistent with community and Land Development Code standards. 

 
9. Streets within the project area of the subdivision (behind the gates) shall be 

privately owned and maintained.  All streets must be built consistent with the 
provisions of this zoning approval and meet City construction standards. 
 

10. With the exception of the collector road (Cotillion Boulevard) from Powell Road to 
the East/West connector (Southern Hills Boulevard), all roads within the project 
shall be considered local roadways and may be accessed by residential lots.  
The local roads shall have a minimum 50-foot wide right-of-way containing two 
lanes each a minimum of 10 feet in width and sidewalks a minimum of 5 feet in 
width on at least one side of the right-of-way.  The collector and all local roads 
shall be privately owned and maintained. 
 

11. Provisions shall be included in the platting process to provide for easements for 
ingress and egress to allow for emergency services access and maintenance of 
the water and sewer facilities that the City will own and operate.  For water and 
sewer easements that are outside of road rights-of-ways, a minimum 15-foot 
wide easement must be provided for all single lines and 30-feet for parallel pipe 
runs along with the right of ingress and egress across the properties the 
easements are located within. 
 

12. The developer shall enter into a Utility Service Agreement with the City of 
Brooksville. 
 
The developer shall construct an on-site storm water drainage control system 
that meets the design and performance standards as specified by the technical 
requirements for open and closed basins in the Environmental Resource 
Permitting Information Manual, latest edition, as published by the Southwest 
Florida Water Management District. 

 
 

E. ADJOURNMENT 
 
Please be advised that two or more City Council Members may attend and participate in 
this meeting. In accordance with the Americans with Disabilities Act, persons with disabilities 
needing a special accommodation to participate in this proceeding should contact the City’s 
Human Resource Administrator’s Office no later than 48 hours in advance of the meeting at  
(352) 540-3810.  Meeting agendas and supporting documentation are available from the City 
Clerk’s office and on line on the City’s website www.cityofbrooksville.us.  
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Any person desiring to appeal any decision with respect to any matter considered at this 
meeting, may need a record of the proceedings including the testimony and evidence upon 
which the appeal is to be based, and therefore must make arrangements for a court reporter to 
ensure that a verbatim record of the proceedings is made.  
 
*Consideration of the item identified on this agenda with an asterisk (*) is a quasi-judicial 
function of the Commission involving land use, and the following procedures apply: 
 

 Disclosure of any ex parte communications by Commission members. 
 Consideration of applications to intervene as a party, if any.  “Request to 

Intervene/Expert Witness” forms and instructions may be obtained from 
the recording secretary prior to the scheduled time for consideration of 
the item. 

 Qualification of sworn witnesses who wish to testify as an expert, based 
on statement of credentials made orally or set forth in application file.  

 Swearing of witnesses who wish to give sworn testimony. 
 Testimony of City staff witnesses, with cross-examination by applicant 

and party-interveners, if they request. 
 Testimony of applicant and applicant’s witnesses, with cross-examination 

by Commission and party-interveners, if they request. 
 Testimony of party-interveners and their witnesses, with cross-

examination by Commission and applicant, if they request.  
 Testimony by members of the public who wish to address application.  

Any individual, not requesting/designated as an intervening party or 
expert witness may, upon being recognized by the Chairperson, present 
information to the Commission, and may be questioned by the 
Commission but is not required to be subject to cross examination, and 
need not be sworn in. 

 Close of public hearing. 
 Commission deliberation/vote. 
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CITY OF BROOKSVILLE 
PLANNING AND ZONING COMMISSION 

REGULAR MEETING 
MINUTES 

 
Joseph E. Johnston, III Council Chambers, 201 Howell Avenue, Brooksville, Florida 

 
February 10, 2021 

5:30 PM 
 
Attending were Chairman Joseph P. Quinn, Elmer Korbus, Gary Sutton, Ronald Lawson, and 
alternates Michael Dolan and John Redpath. (Board Member George Rodriguez was absent).  Also 
present were Chris Anderson, Community Development Director, Steven Gouldman, AICP, City 
Planner, Nancy Stuparich, City Attorney, Jennifer Battista, City Clerk and Concetta Cook, Recording 
Secretary. 
 
The meeting was called to order at 5:30 p.m. by Chairman Quinn. 
 
PLEDGE OF ALLEGIANCE 
Those present stood for the Pledge of  Allegiance.  
 
APPROVAL OF MINUTES:   January 13, 2021 
Motion: 
Motion was made by Korbus and seconded by Lawson to approve the January 13, 2021 minutes.  
Motion carried 5-0. 
 
RZ 2020-03 – CROOM ROAD LAND HOLDINGS, LLC–REZONING PETITION 
REQUESTING REZONING FROM HERNANDO COUNTY AGRICULTURAL TO 
CITY OF BROOKSVILLE PDP-MU  
 
Chairman Quinn asked the Madame Clerk if  this item was properly advertised. Recording Secretary, 
Concetta Cook responded yes, this item was properly advertised in the November 8, 2020 edition of  
the Tampa Bay Times. 
 
Chairman Quinn asked if  any Board member had a conflict of  interest on this item. Madame Clerk 
Jennifer Batista did a roll call with each Board member and no one did. 
 
Chairman Quinn asked if  any Board member has had any ex-parte communication to disclose any 
correspondence received, or observation of  the site. Madame Clerk Batista had a roll call with each 
Board member. Board member Lawson looked at the site. Remaining Board members had nothing to 
disclose. 
 
Chairman Quinn asked if  there are any individuals who intend to participate as an Intervenor in this 
matter. Madame Clerk Batista mentioned there was one intervenor form completed by Mike Walker. 
David Schrader from the audience advised that he would like to be considered an intervenor and 
submitted his form to Madame Clerk Batista. 
 
Chairman Quinn stated the Board already has qualified Community Development Director Chris 
Anderson and City Planner Steven Gouldman as expert witnesses in the field of  land use planning 
and development in the City of  Brooksville and have reviewed copies of  their respective resumes and 
asked if  there was any objection to their participation as expert witnesses in this proceedings. No one 
did. 
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Chairman Quinn asked if  there was a motion to accept the Agenda back-up materials from staff  into 
evidence. 
 
Motion: 
Motion was made by Lawson and seconded by Korbus to accept the Agenda back-up materials from 
staff  into evidence.  Motion carried 5-0. 
 
Chairman Quinn asked if  there were any individuals who would like to be qualified as expert witnesses 
on behalf  of  the applicant at this time. Chairman Donald Lacey, Coastal Engineering Associates has 
a Master’s in Urban and Regional Planning, 48+ years in Land Use Planning, would like to be 
considered as an expert witness. 
 
City Attorney Stuparich stated Mr. Lacey has already been accepted by this Board as an expert in land 
use planning and as he said appeared many times. He has been previously qualified by the Board, 
therefore no motion is needed. 
 
Previously qualified Cliff  Manuel, President of  Coastal Engineering Associates would like to be an 
expert witness. No motion needed. 
 
Recording Secretary, Cook swore in all who wished to speak or provide testimony during the public 
hearing. 
 
Steve Gouldman, City Planner summarized the staff  report, which is included below in its entirety:  
 
INTRODUCTION & BACKGROUND INFORMATION: 
The petition is a request for a rezoning from Hernando County Agricultural (AG) to City of  Brooksville Planned 
Development Project-Mixed Use (PDP-MU) initiated by Croom Road Land Holdings, LLC.   RZ 2020-03 is for 
a 442-acre tract located on the east side of  Broad Street (U.S. 41) and north of  Croom Road.  The subject site was 
annexed into the City on June 6, 2005 and City Council approved a Comprehensive Plan Future Land Use change 
on August 6, 2018. The Comprehensive Plan Future Land Use change created and designated the property as Milk-
A-Way Farms Mixed Use Development District (MFMUDD).  The site contains five parcels identified by Hernando 
County Property Appraiser Key numbers 348975, 349171, 349938, 350408 and 349634.  Approximately 230 
acres within the site are identified on the FEMA Flood Insurance Rate Map as an AE Special Flood Hazard Area 
(SFHA), with 88 of  those acres designated as wetlands. The acreage within the site not located in a Special Flood 
Hazard Area totals approximately 207 acres. 
 
As noted above, the request is to rezone the property to PDP-MU and the petitioner proposes to develop the site with 
999 residential units consisting of  657 single-family conventional dwellings, 150 villas and townhomes, 192 multi-
family units and 50,000 square feet of  commercial floor space. The petitioner also requests the ability to convert attached 
single-family units (two-family villas/townhomes) to single-family detached units at a 1 to 1 ratio.   
 
According to the narrative and site plan submitted, the project as proposed will contain six development pods, with the 
development pods labeled as Commercial, Pod 1, Pod 2, Pod 3, Pod 4 and Pod 5.  Five areas located within the project 
are designated as Community amenities, Recreation, Open space and Parks (CROP) areas, including one CROP area 
located central to the project that is proposed to contain 6,000 square feet of  commercial floor space (Attachment 2-1 
and Attachment 2-2). 
 
The Commercial Pod, located adjacent to US 41/Broad Street and north of  Yontz Road, is proposed to be developed 
in accordance with the Land Development Code (LDC) C4 zoning district standards and contain a maximum of  
44,000 square feet of  commercial and office floor area.  Pod 1 is located immediately east of  the Commercial Pod, while 
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Pod 5 is located adjacent to the project’s south and west boundary and Pod 4 is east of  Pod 5 and adjacent to Croom 
Road and one section of  the project’s eastern boundary.  As shown on the land use table accompanying the site plan, a 
variety of  housing types are proposed in Pods 1, 4 and 5.  Specifically, the petitioner requests the option of  having seven 
housing type scenarios in Pods 1 and 5 and three scenarios in Pod 4.  The scenarios in Pods 1 and 5 include: 1) all 
single-family detached; 2) all attached villas/townhomes; 3) all multi-family; 4) a mixture of  single-family detached, 
villas/townhomes and multi-family; 5) a mixture of  single-family detached and attached villas/townhomes; 6) single-
family detached and multi-family; or 7) attached villas/townhomes and multi-family.  The three scenarios in Pod 4 
include: 1) all single-family detached; 2) all attached villas/townhomes; or 3) a mix of  single-family detached and 
attached villas/townhomes. Development standards for the detached single-family type include lots a minimum of  40 
feet in width, front yards of  15 feet, 5-foot side yards and 10-foot rear yards.  Villas/townhomes are proposed to be a 
minimum of  16 feet in width with 10-foot front and rear yards, 0 or 5-foot side yards for interior lots and 10-foot side 
yards for corner lot units.  Garages, if  provided, are proposed to be set back 22 feet from the front lot boundary.  A 
vegetated buffer 20 feet wide is proposed along the project boundaries of  Pod 4 and is to be developed in an easement 
that is included in the perimeter lots.  The buffer area will result in a 30-foot building setback from the property 
boundary. 
 
Pods 2 and 3 constitute approximately one-half  of  the overall site and are designated for single-family detached dwellings 
only.  Pod 2 is located in the north-northeastern portion of  the property, is separated from the remainder of  the project 
by wetlands and is bounded on the north by Jacobson Road.  Pod 2, as a result of  the wetland area, appears more 
related to the large lot agriculturally-zoned properties to the north than to those within the project to the south of  the 
wetland area.  Pod 3 occupies the east and southeast portion of  the site.  As proposed, Pod 2 will have lots a minimum 
of  50 feet in width, front yards 15 feet in depth with garages set back 22 feet, side yards of  5 feet and rear yards of  
10 feet.  The petitioner proposes placing lots 60 feet in width containing 7 ½-foot side yards adjacent to Jacobson Road.  
Pod 3 is proposed to have lots a minimum of  40 feet in width, with lots 60 feet in width adjacent to project boundaries.  
As in Pod 2, development standards for Pod 3 include front yards 15 feet in depth with garages set back 22 feet, side 
yards of  5 feet and rear yards of  10 feet.  Lots a minimum width of  60 feet with 7 ½-foot side yards are to be located 
adjacent to the project boundary.  As is proposed in Pod 4, a vegetated buffer 20 feet in width is proposed along the 
project boundaries of  Pods 2 and 3, and is to be developed in an easement that is included in the perimeter lots.  The 
buffer area and 10-foot rear yard requirement will result in a 30-foot building setback from the property boundary. 
 
It was stated above that the project site plan depicts five areas located within the property designated as CROPs—an 
acronym for Community amenities, Recreation, Open space and Parks. 
 
As can be seen in Attachments 3-1 through 3-7, the creation of  the CROP concept represents a culmination of  the 
evolution of  the idea of  open space and community gardens in the proposed development.  In the initial narrative 
submitted with the application in February 2019, the petitioner notes that “with approximately half  the property being 
developed into housing, the resulting open space will become a major feature of  the community, with utilization for 
appropriate recreation.” There is no mention of  CROP areas, community gardens or a community farm in the narrative 
and no such items are shown on the February site plan (Attachment 3-1) or a plan submitted in March 2019 
(Attachment 3-2).  A revised site plan submitted in April 2020 depicts open space areas at the rear of  a majority of  
residential lots throughout the project and identifies a Farm/Rec area located central to the project (Attachment 3-3). 
The narrative was not modified to address the inclusion of  the open space areas or the Farm/Rec area. 
 
In early June of  2020, a revised narrative submitted by the petitioner states that “the most striking features of  the 
residential areas are the interspersing of  green space and the minimizing of  back-to-back lots….” and that “the 
applicant has also…placed significant open space tracts behind internal lots.  These open spaces will provide neighborhood 
recreational space, drainage retention…and land for community gardens.  The latter will bring the farm-to-table 
movement close to home, allowing residents to grow some of  their own food.  Similar communities, called ‘agri-hoods,’ 
are popping up all over the nation.”  The narrative later states “the applicant will review the success of  other ‘agri-hood’ 
communities in the nation to develop the plan for the use of  project open space for community gardening.  The plan will 
be shared with the City and any required standards or rules can be established.”  The site plan submitted with the 
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revised narrative identifies the “open space tracts behind internal lots” and contains a centralized “Farm/Rec” area 
(Attachment 3-4). 
 
In a revised narrative submitted in October 2020, it is stated that the “open space tracts behind internal lots” will 
provide recreational space and drainage and retention areas.  Community gardens are not mentioned as uses within the 
open space tracts. The revised narrative also notes that “an important element of  the project is [sic] central ‘farm’ for 
community agricultural endeavors and community gatherings.”  The site plan submitted identifies a farm tract located 
central to the project and also depicts the above mentioned open spaces behind internal lots (Attachment 3-5).  
 
A revised narrative submitted in November 2020 addresses recreation areas in the proposed project.  The narrative 
states “in additional [sic] to trails, parks and or [sic] active and passive recreation areas the development may include a 
farm/community garden amenity including a barn and event spaces offering events, seasonal classes, and providing 
residents with the opportunity to volunteer to work with the professional farmers as they plant and tend to the crops, and 
share in the harvest of  farm-fresh fruits, vegetables, herbs, flowers, honey and eggs and other agricultural products. The 
farm amenity may hold events and retail farmer’s markets catering to both community residents and the general public.” 
The site plan submitted no longer identifies significant open space tracts behind internal lots that could be used for 
community gardens (Attachment 3-6). 
 
The latest narrative and site plan was submitted December 18, 2020 introduces the CROP area concept mentioned 
above (Attachment 2-1 and Attachment 2-2).  The narrative does not mention nor does the site plan show significant 
open space tracts behind internal lots that could be used for community gardens.    According to the narrative and site 
plan, CROP areas may contain “a community pool(s), clubhouse(s) and/or a community farm.”  The petitioner further 
states 
 
“[A] community farm will be a professionally managed facility designed to foster community engagement by providing 
opportunities for recreation, education, training, special events, social interaction, and economic potential benefits in 
addition to enhancing community character.  The community garden will be cultivated and harvested by residents of  the 
surrounding area under the supervision of  a community farm manager.  While limited fruits and vegetables may be 
cultivated in designated open spaces throughout the PDP, other community farm infrastructure and activities, including 
barns, greenhouses, other farm structures, farm supplies and equipment storage, [sic] will be restricted to a designated 
farm tract to be designated on the construction plan submittal and final subdivision plat.  Crops harvested from 
community gardens may be sold in a local farmer’s market or any portion of  the project designated for commercial 
activity.” 
 
As detailed above, the community garden has evolved into a full-blown commercial agricultural use. Staff  is of  the 
opinion that community gardens are not prohibited in residential zoning districts and sales from those gardens may be 
allowed on residentially-zoned lots. The language and proposed activities in the subject development, however, represent 
a commercial agricultural use not contemplated in the review and approval of  the Comprehensive Plan Future Land 
Use designation. According to the petitioner’s narrative, “community farm uses will comply with CPA 2018; Milk-A-
Way Farms Mixed Use Development District Comprehensive Land Use.” 
 
As can be seen in the attached Comprehensive Plan language for the subject site, community farm is not mentioned, and 
the community farm concept was not contemplated in the Comprehensive Plan amendment process (Attachment 5) .  The 
petitioner, as noted in the November 2020 narrative quoted above, classifies the farm as a recreational use.  Attachment 
6 contains the City’s Land Development Code definitions of  “Agriculture,” “Recreational uses, general indoor/outdoor” 
and “Recreational use, passive.”   As can be seen, the definitions for “Recreational uses, general indoor/outdoor” and 
“Recreational use, passive” do not include agricultural activities or “Farm.”  Staff  therefore rejects the petitioner’s 
classification of  agriculture as a recreational use.  It must be considered that accepting the petitioner's classification of  a 
farm as a recreational or open space use will require modifications to Land Development Code definitions and will result 
in the ability to locate farms in locations not heretofore contemplated.  Based on the above, staff  finds the use as proposed 
is inconsistent with the underlying Comprehensive Plan Future Land Use designation. 
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COMPATIBILITY WITH SURROUNDING AREA: 
As previously noted, the subject parcels are located on the east side of  US 41/Broad Street and north of  Croom Road.  
More generally, the property is located at the urban/suburban fringe and should be designed and developed to provide a 
transition from the more dense and intense developments to the south and west and the rural/residential environment to 
the north and east.  
 
As the attached zoning map shows, a large tract is located immediately south of  the site at the southeast corner of  the 
intersection of  US 41/Broad Street and Croom Road.  The property is developed as a Recreational Vehicle (RV) and 
Mobile Home (MH) park with small lots and narrow setbacks containing significant density.  A C-1 zoned property 
developed as a mobile home park is located at the northwest corner of  the intersection of  US 41/Broad Street and 
Croom Road.  Further north along the west side of  US 41/Broad Street are additional C-2 and C-3 zoned and 
developed properties, as well an R-1B zoned and developed subdivision and a PDP-zoned (Planned Development 
Project) property developed as an RV park.  The zoning pattern, as the zoning map shows, transitions from more 
intense and dense categories in the south to less intense and dense districts to the north away from the Brooksville City 
limits. 
 
The applicant's proposal to permit a myriad of  housing type mixtures in Pods 1, 4 and 5 without providing specifics 
for their locations in the Pods renders a precise analysis of  the internal relationships impossible. It is clear, however, that 
the proposed types and development standards are urban in nature. The general development pattern along this segment 
of  US 41/Broad Street as described above is itself  suburban and the proposal for the western one-third of  the property, 
with some modifications, would not be out of  character with that which exists along the corridor. 
 
Properties to the east of  the subject site adjacent to Pods 2 and 3 are primarily large tracts zoned Agricultural (AG), 
which require a minimum lot size of  10 acres with one dwelling unit permitted.  Additional properties zoned AR-2 
are located to the north across Jacobson Road.  The AR-2 zoning district requires a minimum lot size of  one acre.  The 
petitioner proposes, as previously stated, to develop in Pod 2 lots a minimum of  50 feet in width, front yards 15 feet in 
depth with garages set back 22 feet, side yards of  5 feet and rear yards of  10 feet.  The petitioner proposes placing lots 
60 feet in width containing 7 ½-foot side yards adjacent to Jacobson Road.  Pod 3 is proposed to have lots a minimum 
of  40 feet in width, with lots 60 feet in width containing 7 ½-foot side yards adjacent to project boundaries.  As in Pod 
2, development standards for Pod 3 include front yards 15 feet in depth with garages set back 22 feet, side yards of  5 
feet and rear yards of  10 feet.  The agriculturally-zoned properties adjacent to the site, ranging in size from 4 to 7 acres, 
are developed with single family residences, accessory structures and significant open space. The adjacent zoning requires 
minimum rear yards of  either 35 or 50 feet and side yards of  either 10 feet or 35 feet.  The proposed small lots and 
setbacks are therefore not in character with the semi-rural and rural large tracts to the north and east.  It must also be 
noted that the above-mentioned lot pattern to the north and east extends well beyond the east and north project boundaries 
and no water or sewer services are contemplated for the area in the foreseeable future.  Moreover, the properties to the 
north and northeast are designated Rural in the Hernando County Comprehensive Plan.  The development pattern to 
the east and north is, in short, in an almost permanent state. 
 
NATURAL RESOURCES AND FEATURES: 
Two of  the subject properties are developed with single-family uses and all of  the parcels contain significant amounts of  
pasture land and small areas in a natural, moderately wooded state.  According to the Soil Survey of  Hernando County, 
the soils on the properties consist of  Flemington Fine Sand (2 to 5% slopes), Blichton Loamy Fine Sand (2 to 5 % 
slopes), Kendrick Fine Sand (0 to 5 % slopes), Arredondo Fine Sand (0 to 5 % slopes), Kanapaha Fine Sand, Sparr 
Fine Sand (0 to 5 % slopes), Wauchula Fine Sand (0 to 5 % slopes) and Floridana Variant Loamy Fine Sand.   
 
PUBLIC FACILITIES AND LEVEL OF SERVICE: 
If  approved, the site will be served by City water and sewer services.  Primary access to the residential parcels will be via 
the Yontz Road extension shown on the site plan, with an emergency gated access drive proposed on Jacobson Road to 
the north.  As shown on the project plan, Croom Road is depicted as extending from the southeastern edge of  the 



Planning and Zoning Commission Minutes – February 10, 2021 
H:\Boards and Committees by Calendar Year\Planning & Zoning Commission\2021\Minutes\02-10-2021 Planning and Zoning Commission Minutes.docx 

Page 6 
 

property, through the western portion and north to align with Yontz Road at US 41/Broad Street. The Yontz Road 
extension connecting to McIntyre Road is identified as an unfunded need in the Hernando/Citrus Metropolitan 
Planning Organization’s (MPO) 2040 Long Range Transportation Plan.  The petitioner’s representative has indicated 
an effort to have the Yontz Road extension removed from the MPO 2040 Plan is forthcoming or is underway. 
 
Based on data assumptions contained within the City's Comprehensive Plan, the analysis below depicts the impacts 
associated with the proposed uses, densities and intensities. 
 
Trip Generation: 
 According to the ITE Trip Generation Manuel (10th Edition), the proposed uses will generate 9,693 vehicle trips per 
day, with 756 P.M. Peak Hour trips.  Specifically, a residential planned unit development (LUC 270) containing 999 
dwelling units will generate approximately 7,493 daily vehicle trips and 620 P.M. Peak Hour trips.  The 50,000 
square feet of  specialty retail (LUC 814) floor space will generate 2,200 daily vehicle trips with 136 P.M. Peak Hour 
trips.  As required by ordinance, the developer will be required to submit a detailed traffic analysis to address 
improvements required as a result of  the impact of  new development on the level of  service of  the road network. 
 
Water: 
In total, water consumption within the project would be an estimated 273,111 gallons per day.  Specifically, the proposed 
commercial development of  50,000 square feet of  floor space would result in the consumption of  an estimated 9,375 
gallons of  water per day.  The estimate is based on the assumption that 0.1875 gallons per day are needed for every 
square foot of  non-residential floor space.  Water consumption for 999 residential units would be an estimated 263,736 
gallons of  water per day.  The estimate is based on the Comprehensive Plan Level of  Service for water consumption of  
110 gallons per day per person and the 2010 U.S. Census average of  2.4 occupants per household in the City of  
Brooksville.  Presently, the quantity of  water required for the proposed development of  this site is available and would 
not result in the City exceeding its allowable maximum consumption of  2.448 million gallons per day (current average 
daily use in the City is 1.497 MGD). 
 
Sewer: 
Effluent generation for the project would be an estimated 247,260 gallons per day.  The proposed commercial development 
of  50,000 square feet of  floor space scenario presented above would result in the generation of  an estimated 7,500 
gallons of  effluent per day.  The estimate is based on the assumption that 0.150 gallons per day are needed for every 
square foot of  non-residential floor space.  Effluent generation for 999 single-family conventional units would be an 
estimated 239,760 gallons per day.  The estimate is based on the Comprehensive Plan Level of  Service for effluent 
generation of  100 gallons per day per person and the 2010 U.S. Census average of  2.4 occupants per household in the 
City of  Brooksville.  Presently, the addition of  the quantity of  sanitary sewer effluent generated by the proposed 
development of  this site can be accommodated by the City’s 1.9 million gallons per day sewer treatment system capacity 
(current average daily use in the City is 0.908 MGD).  It must be noted that system’s capacity is sometimes exceeded 
during heavy and/or prolonged rain events.  The City is and will continue to address the capacity issue. 
 
Drainage:  As noted above, approximately 212 acres of  the project’s 442 acres are located within Flood Zone X, 
which is defined as an area exhibiting minimal flood potential.  The other half  of  the site is located within Special Flood 
Hazard Area Zone “AE,” which means that the property has a greater than one percent chance of  flooding in any 
given year.  The City is responsible for ensuring that new development within Zone AE areas is constructed using 
methods that will minimize flood damages.  Future development will therefore be required to meet Land Development 
Code regulations for development in Flood Hazard Areas as well as the SWFWMD 40D-4 permitting requirements 
and all City Comprehensive Plan policies relating to stormwater retention and conveyance. 
 
Recreation Facilities: 
There are no existing City or County recreation facilities in the immediate area.  According to the Comprehensive Future 
Land Use designation created for the site, the project is required to contain open space and a neighborhood park within 
each development pod.  The petitioner has acknowledged that a park will be provided in each residential pod.  The 
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interconnection of  open spaces and residential pods through the use of  multi-purpose trails and sidewalks is mandated 
as well. 
 
Public School Facilities: 
According to the Hernando County School Board, a development containing 999 residential units would yield 319 
students.  Specifically, the project would generate 147 elementary school students, 73 middle school students and 99 high 
school students.  The students would attend Brooksville Elementary, Parrott Middle and Hernando High.  Parrott 
Middle School and Hernando High School have adequate capacity, while the students generated by the project would 
result in Brooksville Elementary being over capacity.  The developer will be required to submit an application to the 
School Board for concurrency review and options to resolve any capacity issues will be explored. 
 
NATURAL RESOURCES AND FEATURES: 
Two of  the subject properties are developed with single-family uses and all of  the parcels contain significant amounts of  
pasture land and small areas in a natural, moderately wooded state.  According to the Soil Survey of  Hernando County, 
the soils on the properties consist of  Flemington Fine Sand (2 to 5% slopes), Blichton Loamy Fine Sand (2 to 5 % 
slopes), Kendrick Fine Sand (0 to 5 % slopes), Arredondo Fine Sand (0 to 5 % slopes), Kanapaha Fine Sand, Sparr 
Fine Sand (0 to 5 % slopes), Wauchula Fine Sand (0 to 5 % slopes) and Floridana Variant Loamy Fine Sand.   
 
BUDGET STATEMENT: 
Costs for processing zoning requests are offset by applicable application fees. 
 
LEGAL NOTE: 
Section 163.3202(2)(b), Florida Statutes requires municipalities to regulate the use of  land and water in accordance 
with land use categories included in the Comprehensive Future Land Use Element to ensure compatibility of  adjacent 
uses and to provide for open space. Zoning districts are established throughout the City to accomplish these objectives. 
The City of  Brooksville Zoning Map shows zoning categories assigned to individual parcels. If  a rezoning is approved, 
the City of  Brooksville Zoning Map is updated to show the change in use of  the parcel [City of  Brooksville Land 
Development Code, Article II, Part 2-1, Secs. 2-1.1 and 2-1.2(a)].  The proposed ordinance changing the zoning 
category for the parcels is legally sufficient as to form and has been properly advertised. 
 
CITY MANAGER RECOMMENDATION: 
The most recent site plan provided to staff  for consideration was submitted on December 18, 2020 (Attachment 2-1 
and Attachment 2-2).  In staff ’s final review of  all documents related to the petition, it was recognized that a rendering 
submitted contradicts the narrative and the rendering of  the farm compound (Attachment 3-8) exist.  Staff  contacted 
the petitioner and was informed “the request and presentation to City Council will be for approval of  the PDP plan 
and the conditions on its face as formally [submitted] in December 2020….We agree that the City approved master 
zoning plan will take precedence over the ‘Agrihood Conceptual Plan-Milkaway Farms’ submitted for general review.”   
 
The information presented and analyzed above reflects the petitioner’s current request.  Given the suburban, semi-rural 
and rural development of  the general area, it is found that, overall, the request is not in character with the general 
existing and potential development pattern of  the area, is inconsistent with the Comprehensive Plan and the City 
Manager therefore recommends that the Planning and Zoning Commission recommend to the City Council that the 
application be denied.  Alternatively, the Planning Commission can find the proposed project is consistent with the 
Comprehensive Plan, is in character with surrounding development and recommend to City Council that Council direct 
staff  to draft an ordinance reflecting the petitioner’s request.  The ordinance will need additional conditions not provided 
by the petitioner that address entitlements, Pod locations, right-of-way reservation, transportation impacts and mitigation, 
school issues, wildlife survey requirements, minimum requirements for the CROP areas, the size of  neighborhood parks 
and other language to clarify requirements that will be applied in the subdivision and construction review process. 
 
ATTACHMENTS: 
1. Area Map 
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2. Site Plans and Farm Compound Rendering 
3. Hernando County Comments 
4. MFMUDD Future Land Use Designation Language 
5. Land Development Code Agriculture and Recreation Definitions 
6. Review Termination 
7. Petitioner’s Current Narrative, Proposed Ordinance Conditions and Site Plan 
8. Application (submitted by Coastal Engineering Associates, Inc. as Agent) 
  
Chairman Quinn asked if there are any questions from the Board to staff.  

 
Commissioner Lawson asked who reviewed the information from Hernando County. City Planner 
Gouldman responded the Planning Department put it together and they sent it out to their various 
departments. Public Works, environmental review team, and the zoning team commented on it and 
put it together all in one document for us. 
 
Commissioner Redpath asked for clarification in the Public School Facilities paragraph, the last 
sentence stating “options to resolve any capacity issues will be explored”. City Planner Gouldman 
deferred the clarification for the School Board representative to respond. 
 
James Lipsey, representing the School Board came forward stating the ordinance for concurrency 
allows for the district to enter into a proportionate share mitigation agreement. If the district does not 
have, within the next 3 years, plans to add to capacity to that school, that would accommodate the 
proposed development, then the school board enters into a tri-party agreement between the school 
board, the City of Brooksville and the developer. The developer would provide a proportionate share 
of mitigation which would provide the funding needed for capacity.  
 
The applicant, Adam Harden, Principal of Croom Road Land Holdings LLC, came forward to 
describe the Milk-A-Way Farms Development project, which would contain a maximum of 999 
residential dwelling units; non-residential uses which could include commercial, office and recreation, 
with a maximum of 50,000 square feet of commercial and/or office space.  
 
Motion: 
Motion was made by Lawson and seconded by Korbus to accept the Milk-A-Way Farms Development 
materials from the applicant into the record. Motion carried 5-0. 
 
City Attorney Stuparich requested another motion to be made to include additional documentation 
and pictures to be included in the record. 
 
Motion: 
Motion was made by Lawson and seconded by Sutton to accept the additional materials into the 
record. Motion carried 5-0. 
 
Chairman Quinn asked if the applicant has any expert witnesses to present testimony regarding this 
matter. 
 
Cliff Manuel, President Coastal Engineering, has come forward as the applicant’s expert witness in 
farming and recreation. Mr. Manuel summarized the project in further detail in creating the CROP 
concept. The Community, Recreation amenity, Open-space, Parks all combined with the potential to 
farm, teach and have children participate in farming is something that is unique and very marketable 
for Milk-A-Way Farms. 
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Mr. Manuel further states, it was his intent over the last year or so that they would get the staff 
recommended approval. They completely disagree with the staff that it’s inappropriate to combine 
agricultural farm with recreation. He believes projects like this is appropriate for the City of 
Brooksville. 
 
Chairman Quinn asked if there are any questions from the Board to the expert witness. 
 
Commissioner Sutton wanted to confirm the numbers 207 buildable acres to build 999 residences. 
Therefore, that is a density of about 5 residences per acre. Mr. Manuel responded that clustering the 
housing onto the developable acreage of the property. Clustering the units are on pods 1 and 2, that’s 
where the higher density units are and the lower density units are on pods to the north and to the east. 
 
Commissioner Sutton continues by stating that you’re looking for a community with 0.20 of an acre 
of property, is that what the seller/development has done in terms of the density? Mr. Manuel 
responded that some retiring boomers and the millennials, two very large parts of the population, they 
don’t want to mow their yard. They like a house with a very small yard. Millennials like a more 
cultivated community activities than a big lot. 
 
Commissioner Sutton inquired about the 5ft setbacks and 10ft between dwellings if there would be 
anything special with requirements on fire protection. Mr. Manuel responded the City of Brooksville 
fire protection standards will meet the fire requirements. 
 
Commissioner Sutton questioned how many acres are planned to be commercial. Mr. Manuel’s 
response the total of 50,000 sq ft would be commercial, 44,000 sq ft is located on US41 between the 
main entrance at Yontz to the north. We have also asked for 6,000 sq ft neighborhood commercial to 
be located in the CROP area that would be used for selling farm amenities. 
 
Commissioner Sutton asked for a cursory review on what will be done for the storm water situation. 
Mr. Manuel stated the wetlands will be avoided. The comp plan states, the wetlands will be left alone 
with the exception of required utility and roadway crossings, which was pointed out by staff. If there 
was an encroachment in the flood plain, we would mitigate the flood plain encroachment on site, 
through drainage retention areas, storm water ponds and flood mitigation systems. 
 
Commissioner Lawson asked if they would anticipate traffic lights at Yontz and US41 or cannot 
happen due to the closeness of the two roads. Mr. Manuel responded, at this time they are not 
proposing the signals since there isn’t enough commercial to justify it. The state should look at traffic 
warrants to decide where the traffic signal should go. 
 
Chairman Quinn asked about the CROP on the eastern boundary says it’s a minimum of 60 ft widths, 
would that apply to the setbacks of 50ft against the property boundary. Mr. Manuel’s explained the 
Crop itself is 60 ft minimum and in there all the Crop activities could occur. The final design is a 
buffer and drainage. They felt that Crop would provide a better buffer than houses against that 
boundary. 
 
Chairman Quinn asked about the rear setbacks, item #3 in the schedule states the minimum setbacks 
would be 50 ft off the boundaries. Mr. Manuel responded there would be no building setbacks within 
50 ft but the Crop is 60 ft, so that issue doesn’t apply. 
 
Chairman Quinn asked if any intervenors or affected parties that would like to make a presentation. 
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Mike Walker, is currently building a home to the east side of this boundary on pod 3A, 1300 ft of the 
property fence line. His parcel is a 28 acre track, which will be adversely affected by the density 
proposed within the concept plan. The density is too extreme. The buffers are nice, however by the 
time the 2” caliper trees are mature enough to create a buffer, everyone in this room will not be here 
to appreciate them. He has requested, if this plan is to be considered, please reduce the density along 
those properties on the east or whomever it is being impacted the most, the buffer is extended and 
the trees increased in size. 
 
David Shrader, has a property a few hundred feet from the proposed development and water floods 
his property in sever rains. Mr. Shrader passed around a picture showing flooding on his property in 
1995. He has seen numerous times when Croom Road has been flooded. His questions how do you 
guarantee if this project were to get 1/3 completed, and there was a downturn in the economy, with 
the watershed in disarray, how is the project completed and to be sure something would create a bigger 
problem. Commission Quinn addressed his concerns there would still be subject to the City’s 
ordinances. City Planner Gouldman stated bonding occurs at the construction stage to ensure 
everything is completed. Commissioner Quinn additionally stated bonds are required in a huge project 
like this if issues arise. 
 
Mr. Shrader asked where the overflow goes. Mr. Manuel addressed his answer, all storm water that is 
in Milk-A-Way Farms periodically, goes to a large sinkhole complex called “Blue Sink” which is located 
on the northern boundary of the property. After the water has been stored and treated on site, it 
discharges into a downstream ditch system, then makes its way to the blue sink and the blue sink gets 
quality water. That is regulated in detail by the water management district. 
 
Public Comment 
Chairman Quinn opened the floor for public comment. There was none. 
 
Chairman Quinn opened the discussion of the Board. 
 
Commission Dolan questioned if the Commission approved this tonight and it was approved by the 
City Council, the developer still has to bring everything back for approval. City Planner Gouldman 
explained that the comprehensive plan change set up the future land use designation. Future land use 
designations give you the ability to have certain densities or intensities considered at the zoning stage. 
We are now in the zoning process, request the amount of units needed up to 999 units. Commissioner 
Quinn further explained that the zoning stage is a broader view and what you can do with the land 
use designation. City Planner Gouldman stated the request is to rezoning from currently its agricultural 
standing to make it a planned development project to allow the 999 units. 
 
Chairman Quinn had a question on the PDP boundary, is the 20 ft easement buffer part of the 
additional 20ft of lot depth. Mr. Manuel response included the minimum lot size is 100ft and would 
like to provide that buffer. It can be an easement or a track. If it is an easement, then the lots need to 
be 120ft on that boundary in order to incorporate the 20ft into it so they are deeper. The other thing 
we have agreed to based on staff input, all the perimeter adjacent lots to the boundary would be 60ft. 
We also considered and agreed to 7.5ft side yard setbacks for those lots. 
 
Commission Lawson questioned where the utilities would be located on these lots. Mr. Manuel 
responded sewer, water and power in the front of these lots, in the road right of way, not in the private 
lots. 
 
Commissioner Korbus questioned if the 7.5ft side setbacks would change the density. Mr. Manuel 
stated the additional setbacks between buildings were included in the larger 60ft lots to create more 
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green space. Commissioner Korbus requested to increase the buffer around the eastern side of the 
property, where there is 20ft buffer. Mr. Manuel stated the buffers are trees. 
 
Chairman Quinn questioned City Planner Gouldman what would it take to address the merging the 
Agricultural, Recreational Open Space. First step would take City Council making a determination that 
Agriculture is a recreational use. Then, the definitions would need to be modified in the land 
development code for recreational uses as well as open space. Following that, it would allow 
agricultural uses to go in areas that currently are not used agriculturally. Chairman Quinn asked if we 
can just limit it to the Milk-A-Way PDP. Mr. Gouldman responded no, the interpretation will be 
applied to the code. 
 
Adam Harden, the applicant came forward to say he respectfully disagrees. Section 2.2 allowable uses 
provides that all uses are potentially permanent in a planned development project district subject to 
the policy of the comprehensive plan. Further, in the land development code section 11, the definition 
of agricultural it includes any activity that includes either a community garden or a community farm. 
The definition of recreation uses general indoor outdoor includes but not limited to. 
 
City Planner Gouldman respectfully disagrees with Mr. Harden. First it must be noted, as you stated, 
all uses are potentially permitted in planned development project districts, subject to the policies of 
the comprehensive plan. There are 2 clauses in there, one is potentially and the other is subject to the 
policies of the comprehensive plan. At staff level, what they are proposing, is not a recreation use. 
City Council has the ultimate decision as to whether or not it is a recreation use. As far as the land 
development code requirement is concerned, the code specifically says, the City Manager or his 
designee makes interpretations of land development code. If you don’t agree with that, you make an 
appeal with the Planning and Zoning Commission. It is not decided in a quasi-judicial zoning process. 
 
City Attorney Stuparich commented by clarifying, typically in the quasi-judicial you’re asked to apply 
criteria to the application that is in front of you. There is a separate process for a straight interpretation 
of what is in the code. You are faced with looking at the criteria that has plain meaning. To apply that, 
it does require you to make some type of interpretation what do those words mean. That’s where there 
is a difference between staff and the applicant. In your backup materials, staff has recognized there 
could be 2 interpretations of it. For that reason, staff has given you an alternative. They have asked 
you to either deny the request for the basis of being not in character with the general existing and 
potential overall development pattern and that it is inconsistent with the comprehensive plan using 
the interpretation that staff plan. The staff has provided an alternative that the comprehensive plan is 
consistent with it and that would be the interpretation from the applicant that is suggesting to you.  If 
you were to approve it, staff is asking you consider the additional conditions that the applicant has set 
for from Attachment 1 pages 4-8 as well as additional conditions that staff feels needs to be in there.  
 
Mr. Gouldman stated those would be conditions that would be added at the City Council level. Staff 
is saying that they do not agree with the applicants conditions.  
 
 
Motion: 
Motion was made by Dolan and seconded by Sutton to approve the staff ’s alternate 
recommendation for City Council to direct staff  to draft an ordinance reflecting the petitioner’s 
request. 
 
Discussion – Commissioner Lawson would like the density reduced a little and the buffers on the 
perimeter expanded a little. Commissioner Redpath and Commissioner Korbus agreed. 
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Commissioner Lawson wanted to add that he is not a big fan of  40ft – 60ft lots, however 
understands the applicant’s concept. 
 
Commissioner Redpath is less concerned about there being a farm. Everyone else’s concern about 
density may help the scenario a little bit. There isn’t a lot of  big business coming in the City of  
Brooksville and 40,000 or 50,000sq ft of  commercial being added isn’t going to tap a 999 unit on the 
location or whatever you’re trying to fill the big voids. 
 
City Attorney stated that the Board is voting on the alternative that staff  has provided. If  there are 
additional conditions to be added, the motion needs to be modified. 
 
The motion was modified by Dolan and seconded by Sutton to approve the staff ’s alternative 
recommendations with additional conditions to include a review of  the reduction of  density and an 
enhancement of  the perimeter buffering.  
Motion carried 5-0. 
 
ADJOURNMENT 
Upon proper motion and there being no further business to come before the Commission, the 
meeting was adjourned at 7:43 PM. 

 
 
 

___________________________________ 
Joseph P. Quinn, Chairman  
Planning and Zoning Commission    
Minutes Approved on:  
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