
R E Z O N I N G  S T A F F  R E P O R T
O F F I C E  O F  P L A N N I N G  &  Z O N I N G

Page 1 of 19 

Tab Number: 
Public Hearings: 

9
Planning & Zoning Board (PZB): October 4, 2023 
Board of County Commissioners (BCC): November 14, 2023 

Case No. and Project Name: RZ-23-04-3, Hurley Environmental Park Rezoning 
Applicant: Mr. Carl Salafrio 
Owners: Mr. Keith Truenow and Ms. Dodi Ann Hurley  
Requested Action: 1. Rezone approximately 49.36 +/- acres from Agriculture (A) District to Planned Industrial (MP) District to

accommodate the development program for Hurley Environmental Park.
2. Amend Ordinance #2005-17 to remove 84.38 +/- acres from the Mining Site Plan overlay, which
includes the 49.36 +/- acres of property to be rezoned to Planned Industrial (MP) District.

Staff Determination: Staff finds the rezoning application and amendment to Ordinance #2005-17 consistent with the Land 
Development Regulations (LDR) and Comprehensive Plan.   

Case Manager: Bernice Gonzalez, Senior Planner 
Janie Barron, Chief Planner 

PZB Recommendation: 

Subject Property Information 
Size: Rezoning: 49.36 +/- Acres   

Amendment to Ordinance #2005-17: 84.38 +/- Acres 
Location: West side of CR 448A, north of Spicewood Way and south of Duda Road, in the Mount Dora area of 

unincorporated Lake County.     
Alternate Key No.:  3794003  
Existing Zoning District: Agriculture (A) (Attachment “A”) 

Proposed Zoning District: Planned Industrial (MP) (Attachment “B”) for 49.36 +/- acres with the remaining acreage remaining 
zoned as Agriculture (A) 

Future Land Use Category: Rural Future Land Use (Attachment “C”) 
[A request to amend the Comprehensive Plan Map for 49.36 +/- Acres (Attachment “D”) to Industrial is 
being presented under a separate cover as case file FLU-23-06-3] 

Flood Zone: “AE” and “X” 
Joint Planning Area / ISBA: N/A 
Overlay Districts: N/A 
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Adjacent Property Land Use Table 

 
Staff Analysis 

The application seeks to rezone approximately 49.36 +/- acres from Agriculture (A) District to Planned Industrial (MP) District to 
accommodate for the development program for Hurley Environmental Park as shown in the Survey and Concept Plan. (Attachment “E” 
and Attachment “F”).  The applicant additionally seeks to remove 84.38 +/- acres from the Mining Site Plan approved under Ordinance 
#2005-17. (Attachment “H”).  The remaining acreage, once removed from the Mining Conditional Use Permit will remain zoned as 
Agriculture (A) with a Rural Future Land Use (FLU). 
The property is currently vacant.  A request to amend the Comprehensive Plan Map to Industrial Future Land Use is being presented 
under a separate cover as case file FLU-23-06-3 for the 49.36 +/- acres.   
The rezoning request is consistent with all applicable provisions of the Code and elements of the Comprehensive Plan.  
Staff received correspondence in opposition to this application and is included in this report as Attachment “I.”  
 

Standards for Review (LDR Section 14.03.03)   
A. Whether the proposed rezoning is in conflict with any applicable provisions of the Code; 

The rezoning request and proposed use are consistent with LDR Section 3.00.02, Purpose and Intent of Districts, which states that 
the purpose of the Planned Industrial (MP) zoning district is to provide for any industrial land use currently available in any other 
industrial district and to provide for any industrial land use for which no provision is made elsewhere in these regulations.  The intent 
is to establish MP districts individually under approved site plans, submitted either at the initial rezoning stage or prior to the actual 
development of the property, conditions necessary to promote the general welfare and to secure economic and coordinated land 
use. 

B. Whether the proposed rezoning is consistent with all elements of the Lake County Comprehensive Plan; 
The proposed rezoning will be consistent with Comprehensive Plan (Comp Plan) Policy I-1.3.8 Industrial Future Land Use Category 
(FLUC), which allows maximum Floor Area Ratio (FAR) of 1.0. The subject parcel to be rezoned is approximately 49.36 +/- acres. 
The Industrial FLUC allows for Manufacturing, Wholesale trade, Limited Commerce Uses, Rail Yards, Civic Uses, Utilities, and Public 
Order and Safety Uses. The remaining acreage will remain zoned as Agriculture (A) with a Rural Future Land Use. 
A request to amend the Comprehensive Plan Map to Industrial is being presented under a separate cover as case file FLU-23-06-
3. 

C. Whether, and the extent to which, the proposed rezoning is inconsistent with existing and proposed land uses; 
The proposed rezoning of 49.36 +/- acres and removal of 84.38 +/- acres from the Mining Site Plan is consistent with existing and 
proposed nearby land uses, which similarly include industrial and agricultural, uses, as stated in the Adjacent Property and Land 
Use Table above. This rezoning request would rezone approximately 49.36 +/- acres from Agriculture (A) District to Planned Industrial 
(MP) District to accommodate for the development program for Hurley Environmental Park as shown in the Concept Plan. 
(Attachment “F”).   

Direction Future Land Use Zoning Existing Use Comments 

North Rural Agriculture Vacant Agriculture Flood Area AE along the 
northwest boundary line. 

South Rural Agriculture Vacant Agriculture Wetlands. 

East Rural and Industrial Agriculture and 
Planned Industrial 

Long & Scott Farms and 
Vacant Agriculture 

Adjacent to CR 448A and 
Lake Lena Lane. 

West Rural Agriculture Hurley Peat Mine 
Reclamation (MSP#05/1/1-3) 

Applicant states that there is 
no active mining occurring. 
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D. Whether there have been changed conditions that justify a rezoning; 
The Applicant has provided a Justification Statement (Attachment “G”) identifying the changed conditions that justify their request 
for rezoning. 

E. Whether, and the extent to which, the proposed rezoning would result in demands on public facilities, and whether, or to 
the extent to which, the proposed rezoning would exceed the capacity of such public facilities, including, but not limited 
to police, roads, sewage facilities, water supply, drainage, solid waste, parks and recreation, schools and fire and 
emergency medical facilities; 
The subject property will be serviced by a potable water well and septic. No adverse impacts are anticipated by the proposed 
rezoning. 

F. Whether, and the extent to which, the proposed rezoning would result in significant adverse impacts on the natural 
environment. 
Any new development will be required to meet all environmental protection provisions specified by the LDR and Comprehensive 
Plan. 

G. Whether, and the extent to which, the proposed rezoning would affect the property values in the area; 
No information was included within the application that specifies impacts on property values.   

H. Whether, and the extent to which, the proposed rezoning would result in an orderly and logical development pattern. 
The proposed rezoning would not disrupt the existing orderly and logical development pattern of the area.  

I. Whether the proposed rezoning would be in conflict with the public interest, and in harmony with the purpose and intent 
of these Regulations; and 
The request is in harmony with the general intent of the Comprehensive Plan and Land Development Regulations as stated in 
Sections A through H above. 

J. Any other matters that may be deemed appropriate by the Lake County Zoning Board or the Board of County 
Commissioners, in review and consideration of the proposed rezoning. 
N/A 

 
  



RZ-23-04-3, Hurley Environmental Park Rezoning  
 

 
Page 4 of 19 

Attachment A – Current Zoning   
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Attachment B – Proposed Zoning   
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Attachment C – Current Future Land Use   

 



RZ-23-04-3, Hurley Environmental Park Rezoning  
 

 
Page 7 of 19 

Attachment D – Proposed Future Land Use   
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Attachment E – Survey  
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Attachment F – Concept Plan 

   



RZ-23-04-3, Hurley Environmental Park Rezoning  
 

 
Page 10 of 19 

Attachment G – Justification Statement 
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Attachment H – Ordinance #2005-17 (Page 1 of 6)   
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Attachment H – Ordinance #2005-17 (Page 2 of 6)  
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Attachment H – Ordinance #2005-17 (Page 3 of 6)  
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Attachment H – Ordinance #2005-17 (Page 4 of 6)   
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Attachment H – Ordinance #2005-17 (Page 5 of 6)   
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Attachment H – Ordinance #2005-17 (Page 6 of 6)   
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Attachment I – Barbara Welch Correspondence 
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Map of Subject Property  
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Aerial  
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ORDINANCE #2023-XX 1 
Hurley Environmental Park Rezoning 2 

Amending Ordinance #2005-17 (MSP#05/1/1-3) 3 
RZ-23-04-3 4 

 5 

AN ORDINANCE OF THE LAKE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE 6 
LAKE COUNTY ZONING MAPS; REMOVING 84.38 +/- ACRES IN THE MOUNT DORA AREA OF 7 
UNINCORPORATED LAKE COUNTY IDENTIFIED AS ALTERNATE KEY NUMBER 3794003 FROM 8 
THE BOUNDARY OF THE MINING SITE PLAN (MSP#05/1/1-3) APPROVED UNDER ORDINANCE 9 
#2005-17; REZONING 49.36 +/- ACRES LOCATED ON THE WEST SIDE OF CR 448A, NORTH OF 10 
SPICEWOOD WAY AND SOUTH OF DUDA ROAD, IN THE MOUNT DORA AREA OF 11 
UNINCORPORATED LAKE COUNTY, IDENTIFIED AS A PORTION OF ALTERNATE KEY NUMBER 12 
3794003, AND LEGALLY DESCRIBED IN EXHIBIT “A” FROM AGRICULTURE (A) DISTRICT TO 13 
PLANNED INDUSTRIAL (MP) DISTRICT; AND PROVIDING FOR AN EFFECTIVE DATE.  14 

 WHEREAS, Carl Salafrio (the “Applicant”) submitted a rezoning application on behalf of Keith 15 
Truenow and Dodi Ann Hurley (the “Owners”) to rezone approximately 49.36 +/- acres from Agriculture 16 
(A) District to Planned Industrial (MP) District to accommodate for the development program for Hurley 17 
Environmental Park; and  18 

WHEREAS, the subject property consists of approximately 49.36 +/- acres, is located on the 19 
west side of CR 448A, north of Spicewood Way and south of Duda Road, in the Mount Dora area of 20 
unincorporated Lake County, is in Section 24, Township 20, Range 26, consisting of a portion of Alternate 21 
Key Number 3794003, and more particularly described as: 22 

LEGAL DESCRIPTION: [EXHIBIT "A" - ATTACHED]  23 

WHEREAS, on February 22, 2005, the Board of County Commissioners (Board) approved 24 
Ordinance #2005-17 for purposes of authorizing a Mining Site Plan for peat extraction on approximately 25 
581 +/- acres located in the Lake Jem area.  This ordinance is recorded in Official Record Book 2817, 26 
Pages 1964-1969; and 27 

WHEREAS, the Owners recently filed a rezoning application requesting that approximately 84.38 28 
+/- acres, identified as Alternate Key Number 3794003 be removed from the Mining Site Plan boundary, 29 
including the 49.36 +/- acres subject to the rezoning request; and 30 

WHEREAS, the property identified in Exhibit A will be located within the Industrial Future Land 31 
Use Category (FLUC) as shown on the Lake County Comprehensive Plan Future Land Use Map (FLUM), 32 
with the remaining acreage remaining in the Rural FLUC; and  33 

WHEREAS, the Lake County Planning and Zoning Board did review Petition RZ-23-04-3 on the 34 
4th day of October 2023, after giving notice of the hearing on the petition for change in zoning from 35 
Agriculture (A) District to Planned Industrial (MP) District to accommodate the development program for 36 
Hurley Environmental Park, including notice that the petition would be presented to Board of County 37 
Commissioners of Lake County, Florida, on the 14th day of November 2023; and  38 

WHEREAS, the Board of County Commissioners reviewed said petition, the recommendations 39 
of the Lake County Planning and Zoning Board, the staff report and any comments, favorable or 40 
unfavorable from the public and surrounding property owners at a public hearing duly advertised; and 41 
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WHEREAS, upon review, certain terms pertaining to the development of the above-described 1 
property have been duly approved. 2 

NOW THEREFORE, BE IT ORDAINED by the Board of County Commissioners of Lake County, 3 
Florida, that: 4 

Section 1. Amendment of Ordinance #2005-17 (MSP#05/1/1-3). 5 

A. Exhibit A of Ordinance #2015-17, recorded in Official Record Book 2817, Pages 1964-6 
1969, shall be amended to remove 84.38 +/- acres, further identified as Alternate Key Number 3794003, 7 
from the Mining Site Plan boundary. The portion to be removed from the Mining Site Plan boundary is 8 
further defined in Exhibit B (Legal Description), attached hereto and incorporated herein by reference. 9 
All other provisions of Ordinance #2005-17 shall remain in full force and effect for the remaining acreage 10 
included within the Mining Site Plan boundary.  11 

B. Approximately 35.02 +/- acres of Alternate Key Number 3794003 shall retain its Rural12 
Future Land Use Classification and shall remain zoned Agriculture (A) District, further described as the 13 
remainder of the property identified in Exhibit B, less the property identified in Exhibit A.  The portion 14 
not subject to Section 2 below is depicted in Exhibit C (Sketch of Description), attached hereto and 15 
incorporated herein by reference, located outside the area labeled as “Area for Rezoning”.  16 

C. Approximately 49.36 +/- acres as identified in Exhibit A and depicted in Exhibit C17 
(Sketch of Description) located within the area labeled as “Area for Rezoning” will be rezoned as set 18 
forth in Section 2 Terms, below. 19 

Section 2. Terms.  The County Manager or designee shall amend the Lake County Zoning 20 
Map to show a portion of Alternate Key Number 3794003 (identified in Exhibit A and depicted in Exhibit 21 
C – Sketch of Description – Labeled as “Area for Rezoning”) as Planned Industrial (MP) Zoning 22 
District in accordance with this Ordinance.  All uses shall be generally consistent with the Concept Plan 23 
as shown in Exhibit D, attached hereto and incorporated herein by reference. The uses of this portion 24 
of the property will be limited to those uses specified in this Ordinance.  The following uses are permitted: 25 

26 

27 

28 

29 
30 

31 
32 
33 

34 
35 
36 

37 
38 

A. Allowable Uses:
1. Light Industrial Uses.
2. Warehouse Uses.
3. Outdoor Storage, to include storage of raw materials for processing, tree debris, 

wood products and wastewater residuals.
4. Water Quality Treatment Facility intended to focus on alternative treatment 

methodologies that comply with state and federal water quality regulations. 
Waste products will be recycled into usable water treatment materials.

5. Accessory uses related thereto may be approved by the County Manager or 
designee. Any other uses of the site may require approval of an amendment by 
the Board of County Commissioners.

B. Open Space, Impervious Surface Ratio and Building Height:  Open space, impervious 
surface ratio, and building height shall be in accordance with the Comprehensive Plan 
and LDR, as amended.39 
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C. Setbacks: Setback shall be in accordance with the applicable provisions of the LDR, as     1 
amended. 2 

D. Environmental Requirements:  An environmental assessment dated within six (6) months 3 
of the date an application for Site Plan approval is submitted must specify the presence 4 
of vegetation, soils, threatened and endangered species that may exist on the site.  Any 5 
state permitting or mitigation will be required before development can commence to 6 
ensure compliance with the Comprehensive Plan and LDR. 7 

E. Stormwater Management System: The stormwater management system must be 8 
designed in accordance with all applicable Lake County and St. Johns River Water 9 
Management District requirements, as amended. 10 

 F. Transportation Improvements: 11 

1. All access management shall be in accordance with the Florida Department of 12 
Transportation, Comprehensive Plan and Land Development Regulations, as 13 
amended. 14 

2. Offsite road improvements that include turn lanes will be required. Donation of 15 
additional right-of-way for CR 448A will be required with the site development.  16 

3. A maximum of two (2) entrances and one (1) point of exit shall be provided. 17 
Internal roads shall be privately maintained by a Property Owners Association 18 
(POA) or other equivalent entity. 19 

 G. Lighting: Exterior lighting, if provided, must be in accordance with the LDR, as amended. 20 

 H. Landscaping, Buffering and Screening:  21 

1. Existing vegetation and trees on the portion of the property shown in Exhibit D 22 
laying outside the “Area for Rezoning” shall remain undisturbed pending future 23 
submittal of a development application. 24 

2. Type A and Type D landscape buffers shall be provided as shown on Exhibit D. 25 

3. Removal of protected trees shall require approval of a Tree Removal Permit, 26 
consistent with LDR, as amended. 27 

4. All other landscaping, buffering, and screening shall be in accordance with the 28 
Comprehensive Plan and LDR, as amended. 29 

I. Utilities: The development shall be serviced by well and septic in accordance with the 30 
Comprehensive Plan and LDR, as amended. Permitting shall be in accordance with the 31 
Florida Department of Health (DOH) – Lake. The development shall connect to central water 32 
and central sewer services when the services become available, in accordance with the 33 
Comprehensive Plan, as amended. 34 

J. Concurrency Management Requirements:  All development must comply with the Lake 35 
County Concurrency Management System, as amended. 36 

K. Development Review and Approval: Prior to the issuance of any permits, the Owner shall 37 
be required to submit a site plan application generally consistent with Exhibit D 38 
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(Conceptual Plan), attached, for review and approval in accordance with the 1 
Comprehensive Plan and LDR, as amended. 2 

L. Open Space, Impervious Surface Ratio and Building Height:  Open space, impervious3 
surface ratio, and building height shall be in accordance with the Comprehensive Plan4 
and LDR, as amended.5 

M. MP Expiration: Physical development shall commence within three (3) years from the6 
date of this Ordinance approval. Failure to commence construction within three (3) years7 
of approval shall cause the revocation of this ordinance, in accordance with the8 
Comprehensive Plan or superseding documents, as amended. Prior to expiration of the9 
three-year time frame, the Board of County Commissioners may grant, via a Public10 
Hearing, one (1) extension of the time frame for a maximum of two (2) years upon a11 
showing that reasonable efforts have been made towards securing the required12 
approvals and commencement of work. Notwithstanding the foregoing, if at any time the13 
developer is granted an extension of time pursuant to Section 252.363, Florida Statutes,14 
or Section 7-5, Lake County Code, to the site plan or construction plans, commencement15 
of physical development shall be equally extended so long as the development is16 
proceeding in good faith and does not allow the originally extended development order17 
to expire.18 

N. Future Amendments to Statutes, Codes, Plan, and/or Regulations: The specific19 
references in this Ordinance to the Florida Statutes, Florida Administrative Code, Lake20 
County Comprehensive Plan, and Land Development Regulations (LDR) shall include21 
any future amendments to the Statutes, Code, Plans, and/or Regulations.22 

 Section 3. Conditions. 23 

A. After establishment of the facilities as provided herein, the property may only be used for the24 
purposes identified in this Ordinance. Any other proposed use must be specifically25 
authorized by the Lake County Board of County Commissioners.26 

B. No person, firm, or corporation may erect, construct, enlarge, alter, repair, remove, improve,27 
move, convert, or demolish any building structure, add other uses, or alter the land in any28 
manner within the boundaries of the above-described land without first obtaining the29 
necessary approvals, including site plan, in accordance with the Lake County Code, as30 
amended and obtaining the permits required from the other appropriate governmental31 
agencies.32 

C. This Ordinance will inure to the benefit of and will constitute a covenant running with the land33 
and the terms, conditions and provisions of this Ordinance will be binding upon the present34 
Owners and any successor and will be subject to each condition set out in this Ordinance.35 

D. Construction and operation of the proposed use shall always comply with the regulations of36 
this and other governmental permitting agencies.37 

E. The transfer of ownership or lease of any or all the property described in this Ordinance must38 
include in the transfer or lease agreement, a provision that the purchaser or lessee is made39 
aware of the conditions established by this Ordinance and agrees to be bound by these40 
conditions. The purchaser or lessee may request a change from the existing plans and41 
conditions by following the procedures contained in the LDR, as amended.42 
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F. The Lake County Code Enforcement Special Master will have authority to enforce the terms 1 
and conditions set forth in this Ordinance and to recommend that the ordinance be revoked. 2 

Section 4. Severability: If any section, sentence, clause, or phrase of this Ordinance is 3 
held to be invalid or unconstitutional by any court of competent jurisdiction, the holding will in no way 4 
affect the validity of the remaining portions of this Ordinance. 5 

Section 5. Filing with the Department of State. The clerk is hereby directed forthwith 6 
to send a copy of this Ordinance to the Secretary of State for the State of Florida in accordance with 7 
Section 125.66, Florida Statutes. 2 8 

Section 6. Effective Date. This Ordinance shall become effective upon recordation in 9 
the public records of Lake County, Florida. The Applicant shall be responsible for all recording fees. 10 

 11 
ENACTED this _________day of       , 2023. 12 

 13 
FILED with the Secretary of State       , 2023. 14 

 15 
EFFECTIVE          , 2023. 16 

 17 
 18 
 19 

BOARD OF COUNTY COMMISSIONERS 20 
LAKE COUNTY, FLORIDA 21 
 22 
       23 
KIRBY SMITH, CHAIRMAN 24 

 25 

ATTEST: 26 
 27 

_______________________________________ 28 
GARY COONEY, CLERK OF THE 29 
BOARD OF COUNTY COMMISSIONERS 30 
LAKE COUNTY, FLORIDA 31 
 32 

 33 

 34 

APPROVED AS TO FORM AND LEGALITY: 35 
 36 

________________________________________ 37 
MELANIE MARSH, COUNTY ATTORNEY 38 
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1 

EXHIBIT A -  LEGAL DESCRIPTION (49.36 +/- ACRES) 2 

(To be Rezoned to Planned Industrial (MP)) 3 

4 
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Exhibit B – Legal Description 1 

To be Removed from Mining Site Plan Boundary (Alternate Key #3794003)2 

3 
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EXHIBIT C - SKETCH OF DESCRIPTION1 

2 

3 
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EXHIBIT D – CONCEPT PLAN 1 

2 
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