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PZ2023-354, HM Cattle Company Meats & More 

HM Cattle Company Meats & More, LLC 

Anita Geraci-Carver, Esq. 

Rezone from Agricultural (A) to Community Commercial District (C-2) to facilitate a 

general store with a meat market. 

Staff finds the rezoning request consistent with the Land Development Regulations 
(LDR) and consistent with the Comprehensive Plan. 

Shari Holt, Planner I 

Subject Property Information 

2.09 +/- gross acres 

2929 State Road 50, in the Mascotte Area of Lake County. 

1299284 

Agriculture (Attachment “A”) 

Community Commercial (C-2) (Attachment “B”) 

Urban Low Density Future Land Use Category (Attachment “C”) 

South Lake Interlocal Service Boundary Agreement (ISBA) 

N/A 

Adjacent Property Land Use Table 

Direction Future Land Use Zoning Existing Use Comments 

North City of Mascotte City of Mascotte 
Residential and 

Agriculture 

Single-Family Dwelling and 

Agriculture Exempt Uses 

South City of Mascotte City of Mascotte 
Right-of-Way, Civic Use 

and Residential 
West Meyers Blvd., Church 
and Single-Family Dwelling 

East City of Mascotte City of Mascotte Light Manufacturing Warehouse 

West Urban Low Density 
Planned Industrial District 

(MP) 
Light Industrial, 

Commercial and Retail 

Warehouse and  

Caretaker’s Residence 
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– Summary of Analysis –

The subject 2.09 +/- gross acres identified by Alternate Key Number 1299284, is located north of State Road 50 in the 
Mascotte are of unincorporated Lake County. The subject parcel is zoned Agriculture (A), designated with an Urban Low 
Density Future Land Use Category (FLUC) by the 2030 Comprehensive Plan and located within the Economic Development 
Overlay District. The subject parcels are located within the South Lake Interlocal Service Boundary Agreement Area (ISBA). 
The property is currently developed with an existing single-family residence (3,220-square feet). The surrounding area is a 
mix of limited residential, and light industrial uses.  

The Applicant is requesting to rezone the property from Agriculture (A) to Community Commercial District (C-2) to convert the 
existing single-family residence into a general store with a meat market. The subject property is designated as Urban Low 
Density FLUC by the 2030 Comprehensive Plan. Pursuant to Comprehensive Plan Policy I-1.3.2, commercial uses are 
permissible in the Urban Low Density FLUC. Comparison of the existing and proposed development standards are depicted 
on Table 1 below.  

Table 1. Existing and Proposed Development Standards 

Zoning District Density 
Maximum 

Dwelling Units 

Maximum 
Impervious 

Surface Ratio 

Maximum 
Floor Area 

Ratio 

Building 
Height 

Existing Agriculture (A) 
One dwelling unit 

per five acres 
One 10% N/A Max. 40 feet 

Proposed 
Community Commercial 

District (C-2) 
N/A N/A 60% 0.25 Max. 50 feet 

The subject parcel is located within the South Lake ISBA; and on February 1, 2024, the application was provided to the City 
of Mascotte for review and the City of Mascotte had no comments to the request. 

The Applicant provided a Project Narrative and justification for the rezoning request as shown on Attachment “E”. 

Land Development Regulations Section 14.03.03 Standards for Review. 

A. Whether the proposed rezoning is in conflict with any applicable provisions of the Code;

The proposed request is consistent with LDR Section 3.01.02, entitled Classification of Uses, and LDR Table 3.01.03,
entitled Schedule of Permitted and Conditional Uses, which specify the allowance of general retail within the C-2 zoning
district.

The proposed use is consistent with LDR Section 3.01.02(C)(18), which defines General Retail as an establishment
providing general retail sales, services, or rental from the premises of goods and/or services not specifically classified in
another commercial activity type. Typical uses include auto parts stores, apparel stores, business machine sales, clothing
rental stores, computer stores, department stores, discount stores, drug stores, furniture stores, food stores, garden
supply stores, hardware stores, office supply stores, pest control service, toy stores, and variety stores.

The Applicant has provided the following statement in their project narrative, “The proposed zoning of commercial is not
in conflict with applicable provisions of the LDR Section 3.01.00 which allows for grocery and convenience stores and
food stores.”

B. Whether the proposed rezoning is consistent with all elements of the Lake County Comprehensive Plan;

The use is consistent with Comprehensive Plan Objective I-1.3, entitled Urban Future Land Use Series, which states that
the Urban FLU Series is established to identify areas within the County that are suitable for urban development.

The use is consistent with Comprehensive Plan Policy I-1.3.2, entitled Urban Low Density FLUC, which allows Commerce
uses, including: services, retail trade, finance, insurance and real estate as allowed pursuant to Policy I-1.3.10 entitled
Commercial Activities within the Urban Future Land Use Series and allows for commercial uses at an appropriate scale
and intensity.
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The subject parcel location is consistent with Comprehensive Plan Policy I-1.3.2, entitled Urban Low Density FLUC, which 
states that the Urban Low Density FLUC must be located on or in proximity to collector or arterial roadways to minimize 
traffic on local streets and provide convenient access to transit facilities. The subject parcel is located on West Meyers 
Boulevard a/k/a State Road 50, an arterial road. 

The request is consistent with the Comprehensive Plan Policy I-1.3.10, entitled Commercial Activities within the Urban 
Future Land Use Series, which allocated land area to accommodate commercial activities that provide goods and 
services.  

The Applicant has provided the following statement in their project narrative, “The property is conveniently located directly 
on SR 50 and allows for commuters and local traffic to stop for grocery items and fresh meat on their way to and from 
work or school. The size of the proposed use will adhere to the provisions permitted by the Urban Low FLU category and 
therefore will be of the appropriate scale and intensity.” 

C. Whether, and the extent to which, the proposed rezoning is inconsistent with existing and proposed land uses;

The proposed rezoning is consistent with the land uses permitted under the existing FLUC. The parcels surrounding the
subject property are predominantly limited residential and light industrial. Further the subject parcel is located on an
arterial road that meets the FLUC commercial location criteria.

The rezoning is consistent with LDR Section 3.01.03, entitled Classification of Uses, which allows general retail within the
C-2 zoning district.

The Applicant has provided the following statement in their project narrative, “The property is directly on SR 50, 
sandwiched between commercial and planned industrial uses. Commercial and industrial uses in unincorporated Lake 
County, as well as within the municipal boundaries of the City of Mascotte are located east and south of the property. 
While the property is adjacent on its western boundary to a two (2) acre agricultural homesite and adjacent on its northern 
boundary to an eight (8) acre ag parcel inclusive of an agricultural homesite, the commercial use can be adequately 
buffered along the west and north to be consistent with the agricultural uses.” 

D. Whether there have been changed conditions that justify a rezoning;

The Applicant has provided the following statement in their project narrative, “Increased residential development in south
Lake County requires additional commercial uses to support the residential growth. Additionally, properties along SR 50,
between County Road 33 and Lee Road are slowly being redevelopment, with residential and agricultural uses along the
SR 50 corridor, transitioning to industrial or commercial uses.”

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;

Water and Sewer

The subject property is currently served by well and septic and located within the City of Mascotte Utility Notification area.
The City of Mascotte has provided documentation indicating that central water is available to the subject parcel. However,
central sewer is not available to the subject parcel (Attachment “F”). The Applicant desires to continue the use of the
existing septic tank; the septic tank system will be used and shall be in compliance with the Florida Department of Health
/ Florida Department of Environmental Protection Regulations, as amended.

The Applicant has provided the following statement in their project narrative, “Due to the size and scale of the proposed
use, the proposed commercial use is not expected adversely impact service standards.”

Public Safety

Lake County Fire Rescue Station #91 is located at 743 Albrook Street, Mascotte and is less than two (2) miles from the
site. This facility will provide advanced life support should an emergency on the property demand this service. Fire
protection water supply and emergency access will be addressed during the development review process, at such time
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that any future improvements are proposed.  

Schools 

The request is not anticipated to adversely impact school capacities or levels of service. 

Parks 

The request is not anticipated to adversely impact park capacity or levels of service. 

Solid Waste 

The request is not anticipated to adversely impact solid waste capacities or levels of service. 

Transportation Concurrency 

The standard Level of Service (LOS) for the impacted roadway of SR 50 is “D” with capacity of 730 trips in the peak 
direction. Currently the impacted segment from Sumter County Line to bay Lake Rd is operating at ninety six (96%) in the 
PM peak Direction. This project will be generating approximately sixteen (16) pm peak hour trips, in which eight (8) trips 
will impact the peak hour direction.  

F. Whether, and the extent to which, the proposed rezoning would result in significant adverse impacts on the
natural environment;

Should the rezoning be approved, all sensitive resources will be addressed through the development application review
and approval process. New development will be required to meet all criteria specified by the Comprehensive Plan and
LDR, as amended, for natural resource protection and mitigation. The required Environmental Assessment (EA) must
identify the presence of natural resources and specify protection and necessary mitigation of any endangered or
threatened wildlife, flora and/or fauna, to include those that are species of special concern. The Applicant stated that the
proposed development will not adversely impact the natural environment as it is an existing property.

To further mitigate any adverse impacts on neighboring properties, should the rezoning be approved a noise assessment
in accordance with LDR Section 9.09.00 will be required at the time of development application review.

The Applicant has provided the following statement in their project narrative, “The property does not include any wetlands
or sensitive land. The proposed commercial use does not involve any hazardous waste, chemicals, or materials that
would affect the natural environment.”

G. Whether, and the extent to which, the proposed rezoning would affect the property values in the area;

The Applicant has provided the following statement in their project narrative, “The proposed rezoning to commercial will
increase property values in the area. The property, until recently, conveyed to the owner was entitled to homestead
exemption and has an assessed value of approximately $302,000. Commercial zoning along SR 50 is more valuable per
acre than residential/agricultural land.”

H. Whether, and the extent to which, the proposed rezoning would result in an orderly and logical development
pattern;

The neighboring properties are indicative of agriculture, light industrial, and minimal residential development. The
proposed use is consistent with Comprehensive Plan Policy I-1.3.2 entitled Urban Low Density FLUC. The immediate
area is part of the Urban Low Density Future Land Use Category, and the proposed rezoning will have no negative effects
on the development pattern in the area.

The Applicant has provided the following statement in their project narrative, “Nine parcels of land to the east, located
between the property and Tuscanooga Road are all developed and used for commercial uses. Four parcels to the
southeast of the property are developed and used for commercial / industrial uses. The property is within one (1) mile of
downtown Mascotte. Mascotte is developing more commercial and industrial uses to the west of SR 50 and is
redeveloping properties within its CRA for non-residential uses. The City of Mascotte CRA borders the property. The
proposed rezoning is consistent with the pattern of development along SR 50.”



PZ2023-354, HM Cattle Company Meats & More 

Page 5 of 18 

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 LDR 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.
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Attachment “A”- Zoning District 
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Attachment “B”- Proposed Zoning District 
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Attachment “C”- Future Land Use Category 
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Attachment “E”- Narrative of the Project (Page 1 of 5) 
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Attachment “E”- Narrative of the Project (Page 2 of 5)
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Attachment “E”- Narrative of the Project (Page 3 of 5) 
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Attachment “E”- Narrative of the Project (Page 4 of 5) 
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Attachment “E”- Narrative of the Project (Page 5 of 5) 
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Attachment “F”- City of Mascotte Utility Notification (1 of 2) 
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Attachment “F”- City of Mascotte Utility Notification (2 of 2) 
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Concept Plan 
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Map of Subject Property 
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Aerial Map of Subject Property 
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ORDINANCE #2024-___ 1 

AN ORDINANCE OF THE LAKE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING 2 
THE LAKE COUNTY ZONING MAPS; REZONING APPROXIMATELY 2.09 +/- ACRES FROM 3 
AGRICULTURAL DISTRICT (A) TO COMMUNITY COMMERCIAL DISTRICT (C-2), TO ESTABLISH 4 
AN ORDINANCE FOR PROPERTY IDENTIFIED AS ALTERNATE KEY 1299284, LOCATED IN 5 
SECTION 16, TOWNSHIP 22 SOUTH, RANGE 24 EAST; AND PROVIDING FOR AN EFFECTIVE 6 
DATE. 7 

WHEREAS, Anita Geraci-Carver, (the “Applicant”) submitted an application on behalf of HM 8 
Cattle Company Meats & More, LLC. (the “Owner”) to rezone from Agricultural (A) to Community 9 
Commercial District (C-2) to allow a general store with a meat market; and  10 

WHEREAS, the subject property consists of approximately 2.09 +/- acres, located at 2929 11 
State Road 50, in the Mascotte area of unincorporated Lake County, in Section 16, Township 22 12 
South, Range 24 East, identified by Alternate Key Number 1299284 and more particularly as legally 13 
described below: 14 

All that part of the North 1/2 of the Southeast 1/4 of the Northeast 1/4 of the Northeast 1/4 of 15 
Section 16, Township 22 South, Range 24 East, lying Northerly of the present Northerly line of 16 
the right of way of State Road No. 50, LESS the West 265 feet thereof, Lake County, Florida.  17 

WHEREAS, subject property is located within the Urban Low Density Future Land Use 18 
Category, as shown on the Lake County Comprehensive Plan Future Land Use Map (FLUM); and 19 

WHEREAS, the Lake County Planning & Zoning Board reviewed Petition PZ2023-354 on the 20 
7th day of August 2024, after giving notice of the hearing on the petition for a change in zoning, 21 
including notice that the petition would be presented to the Board of County Commissioners of Lake 22 
County, Florida, on the 10th  day of September 2024; and 23 

WHEREAS, the Board of County Commissioners (Board) reviewed the petition, the 24 
recommendations of the Lake County Planning & Zoning Board, staff report, and any comments, 25 
favorable or unfavorable, from the public and surrounding property owners at a public hearing duly 26 
advertised; and 27 

WHEREAS, upon review, certain terms pertaining to the development of the above-described 28 
property have been duly approved. 29 

NOW THEREFORE, BE IT ORDAINED by the Board of County Commissioners of Lake 30 
County, Florida, that: 31 

Section 1. Terms. The County Manager or designee shall amend the Lake County Zoning Map to 32 
rezone the subject property from Agricultural (A) to Community Commercial District (C-2). 33 

Section 2. Development Review and Approval. Prior to the issuance of any permits, the Owner 34 
shall submit applications for and receive necessary final development order approvals as 35 
provided in the Lake County Comprehensive Plan and Land Development Regulations 36 
(LDR), as amended.  37 
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Section 3. Severability. If any section, sentence, clause, or phrase of this Ordinance is held to be 1 
invalid or unconstitutional by any court of competent jurisdiction, the holding will in no way 2 
affect the validity of the remaining portions of this Ordinance. 3 

Section 4. Filing with the Department of State. The clerk is hereby directed to send a copy of this 4 
Ordinance to the Secretary of State for the State of Florida in accordance with Section 5 
125.66, Florida Statutes.  6 

Section 5. Effective Date. This Ordinance shall become effective upon recordation in the public 7 
records of Lake County, Florida. The Applicant shall be responsible for all recording fees. 8 

 9 
ENACTED this _________day of       , 2024. 10 

 11 
FILED with the Secretary of State      , 2024. 12 

 13 
EFFECTIVE          , 2024. 14 

 15 

BOARD OF COUNTY COMMISSIONERS 16 
LAKE COUNTY, FLORIDA 17 
 18 
       19 
KIRBY SMITH, CHAIRMAN 20 

 21 

ATTEST: 22 
 23 

_______________________________________ 24 
GARY COONEY, CLERK OF THE 25 
BOARD OF COUNTY COMMISSIONERS 26 
LAKE COUNTY, FLORIDA 27 
 28 

APPROVED AS TO FORM AND LEGALITY: 29 
 30 

________________________________________ 31 
MELANIE MARSH, COUNTY ATTORNEY 32 




