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Tab Number: 1 

Public Hearings: Planning & Zoning Board (PZB): October 2, 2024 

 Board of County Commissioners (BCC): November 5, 2024 

Case No. and Project Name: PZ2024-041, Tranquility Ridge Village 

Applicant: Michael Rankin, LPG Urban & Regional Planners, LLC 

Owner: Nitai Capital Partner Edwards, LLC 

Requested Action: Rezone approximately 31.1 +/- acres from Rural Residential (R-1) District to 
Community Facility (CFD) District to allow the construction of a 144-bed 
assisted living facility, 120-bed skilled nursing facility, and 124-unit independent 
living facility. 

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

Case Manager: 

Shari Holt, Planner II 

 

PZB Recommendation:   

Subject Property Information 

Size: 31.1 +/- acres 

Location: North of Edwards Road, east of South US Highway 27/441 and west of Grays 
Airport Road, Lady Lake  

Alternate Key No.: 1280681 

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

Existing Zoning District: Rural Residential District (R-1) (Attachment “B”) 

Proposed Zoning District: Community Facility District (CFD) (Attachment “C”) 

Flood Zone: N/A 

JPA / ISBA: Lady Lake Interlocal Service Boundary Agreement (ISBA) 

Overlay Districts:  N/A 

Rural Protection Area: N/A 
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– Summary of Analysis – 

The subject 31.1 +/- acres, identified by Alternate Key (AK) Number 1280681 are zoned Rural Residential District 
(R-1), and designated with an Urban Low Density Future Land Use Category (FLUC) by the 2030 Comprehensive 
Plan.   

The Applicant desires to rezone the subject parcel from Rural Residential District (R-1) to Community Facility District 
(CFD) to construct a facility that consists of 144-bed assisted living facility, 120-bed skilled nursing facility, and 124-
unit independent living facility as described in the Project Narrative (Attachment “E”). Land Development Regulations 
(LDR) Section 3.01.02(E)(13) defines a nursing home as an establishment providing bed-care and in-patient 
services for persons needing regular medical attention but excluding surgical or emergency medical services or 
providing care for alcoholism, drug addiction, mental disease, or communicable disease.  

The Applicant has provided the following definition of an Independent Living Facility, “An Independent Living Facility 
is a residential housing option designed for older adults who are able to live on their own but prefer a community 
setting with amenities such as housekeeping, meal services, social activities, and occasional medical assistance. 
Residents typically live in private apartments and have access to support services as needed.”  

Per Section 429.02, Florida Statutes, an Assisted Living Facility is defined as any building, private home, boarding 
home, home for the aged, or other residential facilities, regardless of whether operated for profit, which through its 
ownership or management provides housing, meals, and one or more personal services for a period exceeding 24 
hours to one or more adults who are not relatives of the owner or administrator.     

 

 

 

 

 

 

 

 

Adjacent Property Land Use Table 

Direction Future Land Use Zoning Existing Use Comments 

North 
Urban Low 

Density 
Rural Residential (R-1) 

and Agriculture (A) 
Residential and 

Agricultural 

Single-Family Residential and 
Large Tracts of Agricultural 

Land 

South Lady Lake Lady Lake 
Right-of-Way, 

Residential and 
Agricultural  

Vacant Residential, Vacant 
Commercial and Warehouse 

south of Edwards Road 

East Rural Transition Rural Residential (R-1) 
Residential and 

Agricultural 

Single-Family Residential and  
Large Tracts of Agricultural 

Land  

West 
Urban Low 

Density 
Agriculture (A) Residential 

Single-Family Residential and 
Large Tracts of Agricultural 

Land 
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Table 1. Existing and Proposed Development Standards. 

 

Allowable 
Maximum 
Density / 

Development 
Program 

Proposed 
Development 

Program 

Maximum 
Impervious 

Surface 
Ratio 

Proposed 
Impervious 

Surface 
Ratio 

Minimum 
Open 
Space 

Proposed 
Open 
Space 

Building 
Height 

Existing 
Four (4) 

dwelling units 
per net acres 

N/A 30% N/A 25% N/A 40-Feet 

Proposed 0 

Assisted living 
facility (144-bed), 

skilled nursing 
facility (120-bed), 
and independent 
living facility (124-

units) 

60% 0.37% 25% 40% 40-Feet 

The subject parcel is located within the Town of Lady Lake ISBA. The application has been circulated to the Town 
of Lady Lake for review and the Town had no comments.  

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

- Analysis - 

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 rezoning request is consistent with LDR Section 3.00.02, Purpose and Intent of Districts, which allows for 
Nursing Homes and Assisted Living Facility uses within the Community Facility (CFD) District.  

The rezoning request is consistent with LDR Section 3.00.03, Consistency of Zoning District with Land Use 
Classifications, which states that the CFD zoning district are allowable in the Urban Low Density FLUC 
classification.  

The rezoning request is consistent with LDR Section 3.01.02(E)(13) which defines a nursing home as an 
establishment providing bed-care and in-patient services for persons needing regular medical attention but 
excluding surgical or emergency medical services or providing care for alcoholism, drug addiction, mental 
disease, or communicable disease. 

The rezoning request is consistent with LDR Section 3.01.03, Schedule of Permitted and Conditional Uses, 
which allows for Nursing Homes and Assisted Living Facility uses within the CFD zoning district with an 
appropriate land use regulatory instrument; the rezoning ordinance satisfies this requirement. 

 

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

The proposed uses are consistent Comprehensive Plan Policy I-1.3.2, Urban Low Density FLUC, which allows 
for civic uses and nursing and personal care services. Civic uses are defined as a County, Municipal, State or 
Federal Use or Service, and community facility uses, excluding K-12 schools. LDR Table 3.01.00, lists Nursing 
Homes and Assisted Living Facilities as a Community Facility Use.  
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The concept plan is consistent with Comp Plan Policy I-1.3.2, Urban Low Density Future Land Use Category, 
and Comp Plan Table FLUE 2, Future Land Use Categories Table, which requires a maximum 60% impervious 
surface ratio and minimum 25% open space.  

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

Community Facility Uses are permitted within all land use categories and consistent with all elements of the 
Comprehensive Plan.  

The proposed request is consistent with LDR Section 3.01.03, which specify the allowance of Nursing Homes 
and Assisted Living Facilities as permitted within the CFD zoning district.  

The proposed uses are consistent with the Urban Low Density FLUC, which allows for civic uses and nursing 
and personal care services.  

The concept plan is consistent with Comprehensive Plan Table FLUE 2 and Policy I-1.3.2, which allows 
development with a maximum 60% impervious surface ratio and minimum 25% open space.  

To lessen any adverse impacts onto the neighboring properties at the time of the development application, the 
owner shall submit an environmental assess and noise assessment.  

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

As previously stated, Community Facility Uses are permitted within all land uses and consistent with all elements 
of the Comprehensive Plan. The subject parcel is surrounded by residential and agriculture uses, and the 
proposed use will provide an additional community facility to the benefit of the neighborhood residents.  

The Applicant seeks to develop a for a 144-bed assisted living facility, a 120-bed skilled nursing facility, and a 
124-unit independent living facility. Assisted Living Facilities, Nursing Homes, and Independent Living Facilities 
are not allowed under the current R-1 zoning district pursuant to LDR Section 3.01.02. 

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; 

Future development will require an analysis through submittal of a development application to demonstrate that 
the proposed development does not adversely impact the County’s adopted levels of service to public facilities 
and services.  

Water and Sewer 

The Town of Lady Lake provided documentation (Attachment “F”) indicating that the Town will provide immediate 
central water and sewer services hook up to the subject parcel via a force main/pump. In addition, connection 
to the Town of Lady Lake utilities require annexation and mainline extensions.  

Parks and Recreation 

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

Public Safety 

Lake County Fire Station #52 is located at 306 Hermosa Street, Lady Lake, and located less than two (2) miles 
from the subject property. 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. 
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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 Griffin View Road is “D” with a peak hour two-
way capacity of 1064 trips. Currently the impacted segment from US 27 to Grays Airport Road is operating at 
twenty nine percent (29%). This project will be generating approximately one hundred and one (101) pm peak 
hour trips, in which sixty-one (61) 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. 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. New development will be required to meet all criteria 
specified by the Comprehensive Plan and LDR, as amended for natural resource protection and mitigation. 

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

There is no information 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 surrounding development pattern is indicative of low density residential, and agriculture uses. To increase 
compatibility between the proposed use and surrounding uses and to reduce impacts, a Type “A” landscape 
buffer along the eastern and southern boundary lines owned by others will be required.  

To further lessen any adverse impacts to the neighboring properties, a noise study that assesses the impacts of 
the proposed use will be required at the time of development application submittal.  

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. 

None.  
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Attachment “A”- Future Land Use Category  
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Attachment “B”- Zoning District  
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Attachment “C”- Proposed Zoning District  
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Attachment “D”- Concept Plan 
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Attachment “E”- Project Narrative (1 of 11) 
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Attachment “E”- Project Narrative (2 of 11) 
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Attachment “E”- Project Narrative (3 of 11) 
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Attachment “E”- Project Narrative (4 of 11) 
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Attachment “E”- Project Narrative (5 of 11) 
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Attachment “E”- Project Narrative (6 of 11) 
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Attachment “E”- Project Narrative (7 of 11) 
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Attachment “E”- Project Narrative (8 of 11) 
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Attachment “E”- Project Narrative (9 of 11) 
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Attachment “E”- Project Narrative (10 of 11) 
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Attachment “E”- Project Narrative (11 of 11) 
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Attachment “F”- Utility Notification 
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Map of Subject Property  
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Aerial of Subject Property  
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ORDINANCE #2024- 1 

AN ORDINANCE OF THE LAKE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE 2 

LAKE COUNTY ZONING MAPS; REZONING APPROXMATELY 31.1 +/- ACRES FROM RURAL 3 

RESIDENTIAL (R-1) TO COMMUNITY FACILITY DISTRICT (CFD) TO ALLOW THE CONSTRUCTION OF 4 

AN ASSISTED LIVING FACILITY, SKILLED NURSING FACILITY AND AN INDEPENDENT LIVING 5 

FACILITY FOR PROPERTY LOCATED IN SECTION 22, TOWNSHIP 18 SOUTH, RANGE 24 EAST, 6 

IDENTIFIED AS ALTERNATE KEY NUMBER 1280681, LEGALLY DESCRIBED IN EXHIBIT “A”; AND 7 

PROVIDING FOR AN EFFECTIVE DATE.  8 

 9 

WHEREAS, Michael Rankin, LPG Urban & Regional Planners, LLC (the “Applicant”) submitted an 10 

application to rezone the subject property from Rural Residential (R-1) District to Community Facility (CFD) 11 

District to allow the construction of an assisted living facility, skilled nursing facility and an independent living 12 

facility; and   13 

WHEREAS, the subject property consists of approximately 31.1 +/- acres, located north of Edwards 14 

Road, east of South US Highway 27/441 and west of Grays Airport Road, in the Lady Lake area, in Section 15 

22, Township 18 South, Range 24 East, identified by Alternate Key Number 1280681, and more particularly 16 

described in Exhibit “A”; and  17 

WHEREAS, the subject property is located within the Urban Low Density Future Use Category as 18 

shown on the Lake County Comprehensive Plan Future Land Use Map (FLUM); and 19 

WHEREAS, the Lake County Planning & Zoning Board reviewed Petition PZ2024-041 on the 2nd day 20 

of October 2024, after giving notice of the hearing on the petition for a change in zoning, including notice that 21 

the petition would be presented to the Board of County Commissioners of Lake County, Florida, on the 5th 22 

day of November 2024; and 23 

WHEREAS, the Board of County Commissioners reviewed the petition, the recommendations of the 24 

Lake County Planning & Zoning Board, staff report, and any comments, favorable or unfavorable, from the 25 

public and surrounding property owners at a public hearing duly advertised; and 26 

WHEREAS, upon review, certain terms pertaining to the development of the above-described 27 

property have been duly approved.  28 

NOW THEREFORE, BE IT ORDAINED by the Board of County Commissioners of Lake County, 29 

Florida, that: 30 

Section 1. Terms. The County Manager or designee shall amend the Lake County Zoning Map to show the 31 

Community Facility District (CFD) in accordance with this Ordinance. All uses specified must be 32 

generally consistent with the Conceptual Plan as shown in Exhibit “B” of this Ordinance. To the 33 

extent where there are conflicts between the Conceptual Plan and this Ordinance, the Ordinance 34 

will take precedence.  35 

A. Land Uses. 36 

1. Assisted Living Facility, maximum 144 beds. 37 

2. Skilled Nursing Facility, maximum 120 beds. 38 

3. Independent Living Facility, maximum 124 units. 39 

4. Recreational Uses: 40 

a. Clubhouse 41 
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b. Activity Center 1 

c. Dog Park 2 

d. Putting Greens 3 

e. Vegetable Gardens 4 

5. Accessory Use directly associated with the above uses may be approved by the County 5 

Manager or designee.  6 

6. Any other use of the site not specified above shall require approval of an amendment to 7 

this Ordinance by the Board of County Commissioners. 8 

B. Open Space, Floor Area Ratio/Intensity, Impervious Surface (ISR), and Structure 9 

Height.  10 

1. A minimum of forty percent (40%) of the subject property acreage must be dedicated in 11 

perpetuity for preservation as common open space using a conservation or open space 12 

easement. The facility owner shall be responsible for maintaining the open space. 13 

2. Floor Area Ratio/Intensity, Impervious Surface Ratio, and Structure Height shall not 14 

exceed the following: 15 

a. Floor Area Ratio:  .35 16 

b. Impervious Surface Ratio: .60 17 

c. Structure Height:  40 feet 18 

3. All other development standards must be in accordance with the Comprehensive Plan 19 

and Land Development Regulations, as amended.  20 

C. Setbacks. Building Setbacks shall be in accordance with the LDR, as amended.  21 

D. Bear Management. 22 

1. Facility owner shall be required to use County approved, bear-resistant garbage carts, 23 

if available.  If bear resistant garbage carts are not available, regular carts shall be 24 

modified to be bear or keeping cans in a secured location. 25 

2. Facility owner shall not have bird and wildlife feeders that are not modified to exclude 26 

bears. 27 

3. Lake County shall have the right, but not the obligation, to enforce such provisions.  28 

E. Landscaping, Buffering, and Screening.  29 

1. The perimeter landscape buffer shall be a minimum of 25-feet in width.  30 

2. Landscaping, Buffering, and Screening shall be in accordance with the Comprehensive 31 

Plan and LDR, as amended. 32 

F. Environmental Considerations.  33 

1. An environmental assessment will be required to identify the presence of vegetation, 34 

soils, threatened and endangered species that may exist on the site. State permitting or 35 

mitigation may be required before development can commence.   36 

2. Environmental resources shall be protected in accordance with the Comprehensive Plan 37 

and LDR, as amended.  38 
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G. Noise. Compliance must be in accordance with the LDR, as amended. 1 

H. Transportation Improvements/Access Management.  2 

1. The development shall improve Edwards Road to meet county paved road standards. 3 

2. Additional right-of-way for Edwards Road may be required with the site development. 4 

3. Sidewalks will be required per LDR, as amended.  5 

4. All access management shall be in accordance with the Comprehensive Plan and LDR, 6 

as amended.  7 

I. Parking Requirements. Parking shall be provided in accordance with the LDR, as 8 

amended. 9 

J. Stormwater Management. The stormwater management system must be designed in 10 

accordance with all applicable Lake County and St. Johns River Water Management District 11 

(SJRWMD) requirements, as amended. 12 

K. Utilities. The development will be serviced by central water and sewer systems, in 13 

accordance with the Comprehensive Plan and LDR, as amended. Potable water and 14 

wastewater services shall be provided by the Town of Lady Lake Florida, a Florida Municipal 15 

Corporation.  16 

L. Lighting. All development will adhere to the dark sky principles set forth in Section 3.09.00, 17 

LDR as amended.  18 

M. Signage. All signage shall be accordance with the Comprehensive Plan and LDR, as 19 

amended. 20 

N. Commercial Design. The design of future structures shall be accordance with the 21 

Comprehensive Plan and LDR, as amended. 22 

O. Concurrency Management Requirements. All development shall comply with the Lake 23 

County Concurrency Management System, as amended. 24 

P. Development Review and Approval. Prior to the issuance of permits, the  Facility Owner 25 

shall be required to submit a development application for any future expansion generally 26 

consistent with Exhibit “B” - Conceptual Plan, attached, for review and approval in 27 

accordance with the Comprehensive Plan and LDR, as amended. 28 

Q. Future Amendments to Statutes, Code, Plans, and/or Regulations. The specific 29 

references in this Ordinance to the Florida Statutes, Florida Administrative Code, 30 

Comprehensive Plan, and LDR shall include any future amendments to the Statutes, Code, 31 

Plans, and/or Regulations.  32 

Section 2. Conditions:  33 

A. After establishment of the facilities as provided in this Ordinance, the property identified in 34 

this Ordinance may only be used for the purposes identified in this Ordinance. Any other 35 

proposed use must be specifically authorized by the Board of County Commissioners. 36 

B. No person, firm, or corporation may erect, construct, enlarge, alter, repair, remove, improve, 37 

move, convert, or demolish any building structure, add other uses, or alter the land in any 38 

manner within the boundaries of the above-described land without first obtaining the 39 
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necessary approvals in accordance with the Lake County Code, as amended, and obtaining 1 

the permits required from the other appropriate governmental agencies. 2 

C. This Ordinance will inure to the benefit of and will constitute a covenant running with the land 3 

and the terms, conditions, and provisions of this Ordinance, and will be binding upon the 4 

present Owner and any successor and will be subject to each condition in this Ordinance. 5 

D. The transfer of ownership or lease of any or all the property described in this Ordinance must 6 

include in the transfer or lease agreement, a provision that the purchaser or lessee is made 7 

good and aware of the conditions established by this Ordinance and agrees to be bound by 8 

these conditions. The purchaser or lessee may request a change from the existing plans 9 

and conditions by following procedures contained in the Land Development Regulations, as 10 

amended. 11 

E. The Lake County Code Enforcement Special Master will have authority to enforce the terms 12 

and conditions set forth in this ordinance and to recommend that the ordinance be revoked. 13 

Section 3. Severability: If any section, sentence, clause or phrase of this Ordinance is held to be invalid or 14 

unconstitutional by any court of competent jurisdiction, the holding will in no way affect the validity 15 

of the remaining portions of this Ordinance. 16 

Section 4. Filing with the Department of State. The clerk is hereby directed forthwith to send a copy of 17 

this Ordinance to the Secretary of State for the State of Florida in accordance with Section 18 

125.66, Florida Statutes.   19 
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Section 5. Effective Date. This Ordinance shall become effective upon recordation in the public records of 1 

Lake County, Florida. The Applicant shall be responsible for all recording fees. 2 

ENACTED this _________day of       , 2024. 3 

 4 

FILED with the Secretary of State       , 2024. 5 

 6 

EFFECTIVE          , 2024. 7 

 8 

BOARD OF COUNTY COMMISSIONERS 9 

LAKE COUNTY, FLORIDA 10 

 11 

 12 

       13 

KIRBY SMITH, CHAIRMAN 14 

 15 

 16 

 17 

ATTEST: 18 

 19 

 20 

_______________________________________ 21 

GARY COONEY, CLERK OF THE 22 

BOARD OF COUNTY COMMISSIONERS 23 

LAKE COUNTY, FLORIDA 24 

 25 

 26 

 27 

APPROVED AS TO FORM AND LEGALITY: 28 

 29 

 30 

________________________________________ 31 

MELANIE MARSH, COUNTY ATTORNEY  32 



ORDINANCE #2024-_____ Tranquility Ridge Village 

 

Page 6 of 7 

EXHIBIT “A” – LEGAL DESCRIPTION 1 

  2 
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EXHIBIT “B” – CONCEPTUAL PLAN 1 

 2 
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