
Agenda
City of Dunnellon

Planning Commission
WORKSHOP

COMPREHENSIVE PLAN AMENDMENTS
20750 River Drive, Dunnellon, FL 34431

June 7, 2016, 5:30 p.m.

PLEASE NOTE: Individuals wishing to address Planning Commission please sign in. A three-
minute time limit will be administered. PLEASE TURN CELL PHONES OFF.

Call to Order

Pledge of Allegiance

Roll Call

Proof of Publication (Posted on City's website and City Hall bulletin board on Monday, June 6, 

2016)

COMPREHENSIVE PLAN AMENDMENTS WORKSHOP

Evaluation & Appraisal Report (EAR-based) Amendments to the City of Dunnellon's 
Comprehensive Plan Elements

l Historic Preservation Element 
l Future Land Use Element - Lots of Record
l Recap All Elements 

Department of Economic Opportunity (DEO) Objections, Recommendations and 
Comments (ORC) Report dated June 3, 2016, received June 6, 2016.

l Review Letter and Backup 

Historic Element Strike.pdf, Draft Lot Of Record Policies.pdf, DEO 
Response.pdf

Public Input

Adjournment

ANY PERSON REQUIRING A SPECIAL ACCOMMODATION AT THIS MEETING OR HEARING 
BECAUSE OF A DISABILITY OR PHYSICAL IMPAIRMENT SHOULD CONTACT THE CITY CLERK AT 
(352) 465-8500 AT LEAST 48 HOURS PRIOR TO THE PROCEEDING. IF A PERSON DESIRES TO APPEAL 
ANY DECISION WITH RESPECT TO ANY MATTER CONSIDERED AT THE ABOVE MEETING OR 
HEARING, HE OR SHE WILL NEED A RECORD OF THE PROCEEDING, AND FOR SUCH PURPOSE, HE 
OR SHE MAY NEED TO ENSURE THAT A VERBATIM RECORD OF THE PROCEEDINGS IS MADE, 
WHICH INCLUDES THE TESTIMONY AND EVIDENCE UPON WHICH THE APPEAL IS TO BE BASED. 
THE CITY IS NOT RESPONSIBLE FOR ANY MECHANICAL FAILURE OF RECORDING EQUIPMENT.

1.

Documents:

2.

3.

http://www.dunnellon.org/7fe2a513-b018-433e-a549-961ca245fd8d
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HISTORIC PRESERVATION ELEMENT 

GOALS, OBJECTIVES, AND POLICIES 

 

GOAL 1: 

Locate, identify, and evaluate those sites, buildings, structures, districts and objects that are 

associated with the archaeological, historical and architectural development of the City of 

Dunnellon. 

 

Objective 1.1:  

Maintain the Florida Master Site File inventory for the City of Dunnellon.  

 

Policy 1.1.1: 

Systematically update the Florida Master Site File inventory by adding newly discovered sites, 

buildings or districts, and noting changes that have occurred to the resources since first 

identified.  

 

Policy 1.1.2: 

Transmit to the Bureau of Historic Preservation revisions or new Florida Master Site File forms 

on a regular basis.  

 

Objective 1.2:  

Expand the Florida Master Site File through further survey and investigation. 

 

Policy 1.2 .1: 

Priority areas for survey and historic research shall include the Vogt Springs Area as well as 

Withlacoochee River and Rainbow River.  

 

Objective 1.3:  

Merge historic data into tax roll database of Marion County.  

 

Policy 1.3.1: 

Study the feasibility of incorporating historical data from the Florida Master Site File inventory 

into an automated database shared by other departments of the City and County governments.  

 

Objective 1.4:  

Evaluate the significance of historic resources of the City of Dunnellon according to adopted 

criteria.  
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Policy 1.4.1: 

Define and adopt criteria determination of significance for recording historic properties on the 

Florida Master Site File and nomination to the Local Register of Historic Places.  

 

GOAL 2:  

To officially recognize those historic resources that have been determined significant to the 

community.  

 

Objective 2.1:  

Increase the number of historic resources listed and recognized by historic registers.  

 

Policy 2.1.1:  

Create a Local Register of Historic Places to list those historic resources that are eligible for 

listing, according to an adopted set of criteria.  

 

Policy 2.1.2:  

Nominate those eligible sites, buildings or districts to the National Register of Historic Places.  

 

GOAL 3:  

To provide for the stabilization, maintenance, protection, preservation, and rehabilitation of 

archaeological and historic resources, both publicly and privately owned.  

 

Objective 3.1:  

Protect historic resources through a local review authority.  

 

Policy 3.1.1: 

In order to protect its historic structures, the City has recently had its Historic District nominated 

to the National Register of Historic Places. However, this nomination only limits alterations to 

structures, which are receiving federal and state funds.  Therefore, the City shall enforce an 

historic preservation ordinance which: 

 

A. Provides for an historical preservation board, with the responsibility to direct and 

supervise development of the Historic District and any additional individual buildings 

with historical status.  The Board shall also be responsible for coordinating with the State 

Division of Historic Resources, as well as providing property owners with information, 

such as federal taxes and other benefits available under National Register status. 

B. Provides criteria for redesign, maintenance, alteration, demolition, and relocation of 

historical buildings so that historic character is not diminished. 
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C. Provides a sign ordinance specific to the historic district. 

D. Regulates replacement of physical features such as streetlights, street signs, fences, and 

utility poles to promote compatibility with the historic district. 

E. Administers enforcement procedures and public hearings for review. 

F. Contains procedures for establishing new boundaries and monitoring construction in the 

existing district. 

G. Protects archaeological sites from disturbance and destruction, by prohibition of 

development on or in such close proximity to archaeological site 8MR95 as to destroy its 

substance or character, and requires that archaeologically significant sites that might be 

discovered in the future in Dunnellon be left intact and immediately reported to the City 

administration to initiate the preservation process. (MOVED FROM FUTURE LAND 

USE ELEMENT) 

 

Policy 3.1.2: 

Organize an administrative review system where all applications for site plan, rezoning, or other 

land development petition contain information on the location of historic resources, including 

known archaeological sites.  Where resources exist, the potential impact and mitigative actions to 

be taken shall be presented.  

 

Policy 3.1.3: 

When a proposed development will impact an archaeological site, require a field inspection and 

analysis by a qualified archeologist to determine significance of site, impact of project to 

resource, and appropriate mitigative actions, which shall include as a priority avoiding 

destruction of the site.  

 

Policy 3.1.4:  

Adopt as part of the administrative review system and proposed historic preservation enabling 

ordinance the U.S. Secretary of the Interior’s Standards for Protection, Stabilization, 

Maintenance, Rehabilitation, Restoration, and Reconstruction.  

 

Objective 3.2:  

Provide a land development regulatory framework that encourages and promotes the 

preservation of historic resources, including archaeological sites.  

 

Policy 3.2.1 

Amend the City of Dunnellon Zoning Code to provide incentives for conducting historic 

preservation activities. This shall include removing any disincentives.  
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Policy 3.2.2:  

Provide exemption status for designated buildings from the Florida Building Code pursuant to 

Section 101.5 of the Code.  

 

Policy 3.2.3: 

Seriously consider the use of Transfer of Development Rights in cases where the destruction of 

historic resources is proposed.  

 

Policy 3.2.4:  

In an effort to aid in the stabilization of neighborhoods, the City will continue to enforce zoning 

regulations, the historical preservation ordinance, once adopted, CDBG programs for housing 

rehabilitation, and shall require adherence to construction standards established in the Florida 

Building Code to ensure structural integrity.  Zoning variances may be granted to protect the 

historical value of a resource, as long as personal safety is not compromised. (MOVED FROM 

HOUSING ELEMENT) 

 

Objective 3.3:  

Provide for the use of a variety of legal techniques that will encourage and facilitate the 

preservation of historic resources. 

 

Policy 3.3.1:  

Provide information and technical assistance to the public on the use of a variety of programs, 

techniques and methods for use in bringing about the successful preservation of historic 

resources.  

 

Policy 3.3.2: 

The City shall review and amend the land development regulations to eliminate zoning or other 

conflict with the historic preservation ordinance. 

 

Policy 3.3.3: 

The City shall promote the reuse of historic buildings within the district, by allowing innovative 

incentives and techniques whereby owners of historic properties who cannot justify the 

renovation of buildings as residential units shall meet standards for renovation as commercial, 

office, or a mix of commercial/office and residential.  Such innovative incentives and techniques 

may include tax credits and conservation easements as stipulated in the land development 

regulations.  The applicant shall be required to meet the standards for renovation and site design 

consistent with the historical district ordinance. (MOVED FROM FUTURE LAND USE 

ELEMENT) 
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Policy 3.3.4: 

The conservation and rehabilitation of substandard housing of historical significance shall be in 

accordance with the standards of the Division of Historic Resources and the City’s local 

historical ordinance, when adopted.(MOVED FROM FUTURE LAND USE ELEMENT) 

 

Policy 3.3.5: 

The City shall provide design guidelines for new construction and renovation of non-historic 

buildings within the district. (MOVED FROM FUTURE LAND USE ELEMENT) 

 

Policy 3.3.6:   

Assist interested property owners in seeking state and federal technical and economic assistance 

for the conservation, improvement and rehabilitation of the community’s housing, particularly 

historically significant housing.(MOVED FROM HOUSING ELEMENT) 

 

Objective 3.4:  

Consider the use of a variety of financial techniques that will encourage and facilitate the 

preservation of historic resources.  

 

Policy 3.4.1:  

Provide information and technical assistance to the public on the use of a variety of financial 

techniques for use in the preservation of historic resources.  

 

Policy 3.4.2:   

Provide information and technical assistance on the location of historic housing opportunities, 

financial techniques, and proper preservation standards to the general public.(MOVED FROM 

HOUSING ELEMENT) 

 

Objective 3.5:  

Identify, preserve and protect historic resources that are owned by the City or its agencies, and 

the Marion County School Board.  

 

Policy 3.5.1:  

Exercise caution to assure that any archaeological or historic resources within city control are not 

inadvertently transferred, sold, demolished, destroyed, substantially altered, or allowed to 

deteriorate significantly.  
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Policy 3.5.2:  

Take timely actions if a city-owned archaeological or historic resource is to be unavoidably 

altered.  Such action shall be developed in consultation with the local historic preservation 

advisory board, the Florida Division of Historic Resources, or professional consultant to 

determine whether or not there is a feasible or prudent alternative to the proposed destruction.  

 

Policy 3.5.3: 

Where a city-owned or controlled archaeological or historic resource must be destroyed timely 

action shall be taken to conduct salvage excavation by a qualified archaeologist or to document 

the property by photography and if appropriate, measured drawings.  

 

Policy 3.5.4:  

Establish a program to locate, inventory and evaluate all archaeological or historic resources that 

are city owned or controlled for inclusion in the Florida Master Site File or if eligible, the 

National Register of Historic Places.  

 

Policy 3.5.5:  

Where an archaeological site is discovered in the course of construction or excavation activities, 

work shall stop in the vicinity of the site immediately and notification will be made to the Florida 

Division of Historic Resources, or a professional consultant.  

 

GOAL 4: 

Actively contribute to expanding public awareness of the history, resources, programs, standards, 

funding sources, and need for public participation in historic preservation in the City of 

Dunnellon. 

 

Objective 4.1:  

Visually mark historic resources as a means of increasing awareness and pride in Dunnellon 

history.  

 

Policy 4.1.1: 

Create a plaques program for the placement of markers on certain important buildings or in the 

general vicinity of secured archaeological sites. 

 

Policy4.1.2: 

The City shall promote development of educational programs to achieve a higher level of public 

awareness of local historic resources. (MOVED FROM FUTURE LAND USE ELEMENT) 
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Policy 4.1.3: 

The City shall offer public recognition incentives for active conservation of locally significant 

historic resources to encourage public and private participation in preservation. (MOVED FROM 

FUTURE LAND USE ELEMENT) 

 

Objective 4.2:  

Provide for the citizens and visitors of the City of Dunnellon centralized facilities for the 

viewing, interpretation and enjoyment of Dunnellon history.  

 

Policy 4.2.1:  

Support the creation of a City of Dunnellon Historical Museum.  

 

Objective 4.3: 

Provide a series of publications designed to increase awareness of Dunnellon’s historic 

resources, programs, standards, funding sources and other related information to be available to 

the public. 

 

Policy 4.3.1:  

Actively support and participate in cooperation with other organizations, the creation of tour 

maps of various areas of the city for walking, bicycling or driving tours. 

 

Policy 4.3.2:  

Make available to the public, at minimal cost, publications on the technical nature of historic 

preservation including the U.S. Secretary of the Interior Standards for Rehabilitation, The 

National Trust for Historic Preservation INFORMATION series, the National Park Service 

HOW TO series, and other appropriate literature. 

 

Objective 4.4:  

Encourage the participation of citizens in historic preservation activities, hearings, and 

workshops. 

 

Policy 4.4.1:  

Actively seek a variety of media sources to publicize information on the specifics of upcoming 

events. 

 

Policy 4.4.2:  
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Consider maintaining membership in local, state and national historic preservation organizations 

and encourage participation in events, workshops or meetings by the local historic preservation 

advisory board, city staff, and other interested persons. 

 

Objective 4.5: 

Coordinate and cooperate with other private or governmental entities involved with historic 

preservation. 

 

Policy 4.5.1:  

Establish a means of exchange of information amongst private preservation support groups, other 

local government, state preservation support groups, and state government. 

 

Policy 4.5.2: 

Consider becoming a Certified Local Government if steps are taken to adopt a historic 

preservation ordinance. 

 

Policy 4.5.3:  

Continue coordination with the Division of Historic Resources, Bureau of Historic Preservation, 

Historic Preservation Advisory Council and other agencies in identifying historic housing, and 

options available for maintenance or preservation of historically significant housing.(MOVED 

FROM HOUSING ELEMENT) 

 

Policy 4.5.4:   

Adopt land development regulations to require new housing development within or adjacent to 

historic or archaeological resources to be consistent with the neighborhood character or provide 

buffering to protect the historic character of such resources. (MOVED FROM HOUSING 

ELEMENT) 

 



Draft Lot of Record Policies – Presented at 5/25/2016 Workshop 

 

Notwithstanding the density limitations of the Comprehensive Plan and minimum lot size and 

dimension requirements as set forth in the Land Development Regulations, a lot of record in a 

residential land use category may be developed for one (1) single family dwelling unit and an 

accessory dwelling unit, subject to compliance with eligibility requirements and additional 

standards as may be adopted in the Land Development Regulations to protect the public health, 

safety and welfare.  For the purpose of this policy, a “lot of record” includes any lot established 

pursuant to a plat or metes and bounds description recorded in the records of Marion County, 

provided that the lot was established prior to the effective date of the Dunnellon Comprehensive 

Plan.  Any lot established after the effective date of this policy shall conform to all requirements 

of the Dunnellon Comprehensive Plan and Land Development Regulations. 

 

Option:  A lot of record that is combined with another lot of record or parcel and developed as a 

single, unified parcel after the effective date of this policy shall be eligible to redevelop only one 

(1) single family dwelling unit, and shall not be eligible for additional dwelling units, unless such 

redevelopment complies with the density, minimum lot size and minimum lot dimension 

requirements.   

 

Notwithstanding the minimum lot size and dimension requirements as set forth in the Land 

Development Regulations, a lot of record in a non-residential land use category may be 

developed for permitted uses as authorized by the applicable land use category, subject to 

compliance with eligibility requirements and additional standards as may be adopted in the Land 

Development Regulations.  For the purpose of this policy, a “lot of record” includes any lot 

established pursuant to a plat or metes and bounds description recorded in the records of Marion 

County, provided that the lot was established prior to the effective date of the Dunnellon 

Comprehensive Plan.  Any lot established after the effective date of this policy shall conform to 

all requirements of the Dunnellon Comprehensive Plan and Land Development Regulations. 

 

Option:  A lot of record that is combined with another lot of record or parcel and developed as a 

single, unified parcel after the effective date of this policy shall not be eligible to redevelop 

additional non-residential floor area or intensity, unless such redevelopment complies with all 

requirements of the Comprehensive Plan and Land Development Regulations.   
























































































