
INTRODUCTION 

 
The Lebanon Station project is a unique and 

enchanting commercial development site located at  

the intersection of State Road 121, State Road 336 

and US Highway 19. The site consists of 21 acres of 

relatively level terrain with approximately a quarter  

of the total area consisting of a landscaped system of 

ponds, waterfalls and gravel paths. 

 

This strategic intersection boasts 1577 feet of US 

Highway 19 frontage providing quality exposure with an 

additional 917 feet of frontage on State Road 121 

furnishing the site with a convenient ingress/egress 

route. Situated halfway between the State Capitol of 

Tallahassee and the Port City of Tampa, Florida, the 

intersection is an easy drive from Gainesville, Ocala,  

Chiefland, Williston or Dunnellon.  Also nearby are the Towns of Inglis and Yankeetown, only 

10 miles south, two small fishing villages on the Gulf of Mexico. 

 

Major transportation corridor improvements include the northerly extension of State Road 589; 

the Suncoast Parkway, linking the area directly to the Tampa metropolis with a high-speed, high-

volume traffic facility.  Construction scheduled for 2012, will place the northerly end of the 

Parkway only 12 miles south of Lebanon Station.  This, combined with several large projects 

along this corridor will so significantly affect the traffic volume to US Highway 19 in front of this 

site that exposure is estimated to increase to over 25,000 vehicles per day over the next 10 years. 

 

The property is bounded on the north and west by privately owned property, on the east by State 

Road 121, and on the south by a railroad easement, where the rails have been removed, which 

separates the property from Highway 19. The railroad easement is currently being used by 

Progress Energy for a natural gas pipeline. The property is in close proximity to the Goethe State 

Forest nature reserve which is across State Road 121 from the property and consists of more than 

53,000 acres of scenic woodlands with hiking, biking and equestrian trails along with hunting 

access points less than a mile away. 

 

The unique features of the property combine history, water features, landscaping and natural 

vegetation to create a picturesque site suitable for a variety of uses. The historical aspects revolve 

around limestone mining and the railroad. The property was used as a railroad loading site for the 

transportation of mined limestone. At the center of the property you’ll see a wall/abutment 

approximately twenty feet in height. During limestone loading operations large trucks would 

back up the hill while rail cars would be positioned at the base of the wall. The trucks would 

dump their limestone loads directly into the rail cars which would transport the limestone to the 

seaport located at Cedar Key about 24 miles west. These loading facilities have been intricately 

woven into a terraced landscape design featuring tropical plants of all types along with the 

creation of waterfalls, ponds and flowing streams that connect to the natural wetlands found on 

the property. 

 

In addition to the landscape and water features created on the property, the site also has two truly 

exceptional trees. These trees are comprised of a large oak tree that is wrapped around and 

encompasses fully mature cabbage palm trees. 

 



DEVELOPMENT OPTIONS 
 
 

Development Options 

• Previous Concepts, Evaluations 
 
Previous Concepts 

As noted from the zoning classification included in the Appendix, there are a wide variety of uses 
that could be developed on the property using a C-3 or C-4 zoning designation. The uses that 
have been considered to date consist of the following: 

 

Truck Stop: This option was reviewed early on with limited results. The amount of 
pavement necessary, approximately 300,000 square feet, to provide adequate circulation 
has a significant impact on the available upland area. This 
paved area presents a number of issues: 

 

• It may be necessary to fill a portion of wetland 
preserve area in order to provide adequate space for 
truck maneuvering. Doing so would incur wetland 
mitigation fees that could total in upwards of $14,000. 
 

• The intensive hard surface area would also impact 
stormwater control issues requiring excessive land 
allocation for stormwater retention. This could create a 
monetary hardship when attempting to comply with 
district requirements for environmental permitting. 
Another issue revolves around the installation and 
containment of large fuel storage facilities which could 
impact the wetland preserve area. 
 

• Trip generation for this facility would certainly drive 
the need for costly transportation upgrades as outlined earlier. 

 

• In addition, this type of use would be difficult to layout in such a manner that 
makes the best use of the unique existing features on the site. 

 

Convenience Store with Fuel Service: While this type of facility would require less 
impervious surface since the maneuvering traffic would be on a smaller scale, there still 
would be a significant amount of paving on the site. The use would still generate 
significant trip generation and would drive the need for the transportation upgrades noted 
earlier. Fuel storage and containment issues would remain a factor similar to that of a 
truck stop. Again, this type of use would be difficult to layout in such a manner that 
makes the best use of the unique existing features on the site. In addition, an adjacent 
property owner has initiated the process for a development of this type, increasing the 
competition for the same customer base. A market study should be performed prior to 
proceeding along this route to determine if there is an adequate base to support two 
convenience/fuel store developments. 
 

 
 

 



Multi-Story Office: This type of use could utilize the existing site features to good 
advantage and create a park-like setting around the building. In addition, this type of use 
typically has a very low environmental impact and could blend well with the existing 
preserve area and land features. The placement of the building with regard to the existing 
landscaping and road access would likely require parking lots between the roads and the 
building. In most cases it’s preferred to have the view from the road consist of building 
and landscaping with parking and cars in the back. Due to the location of the unique site 
features it would be difficult to create such an arrangement. There may also be issues 
with fire protection due to the need for a fire sprinkler system. In addition, given the 
rural nature of the Inglis/Yankeetown area the demand for office space might be so 
limited as to make this option unsupportable financially. That is not to say that in the 
future there may be more office space demand given the recent approvals of new 
electrical generation facilities. 
 

Retail Space: Given the rural nature of the area, small retail space with uses suitable to 
the needs of the area residents might be supportable. There are few residences or 
business in the direct vicinity to the property so it’s suspect whether a small retail 
development is financially feasible. Certainly large-scale commercial development 
would likely not be supportable. Again, a market study is recommended. In addition, it’s 
not clear how a retail use could maximize the effect provided by the existing and unique 
landscape features. 

 

Motel/Bed & Breakfast: This type of use can be very low intensity 
and provide an opportunity for the existing unique features that 
synchronizes the use and the environmental features of the property. 
The layout of the site can envelope the existing landscape and water 
features providing a very unique garden-park retreat setting. The 
associated paths and wetland preserve area make for quiet walks and 
scenic tours. Since truck traffic is limited and can likely be separated, 
the ingress and egress routes can typically be constructed of materials 
that blend with nature and assist in storm water control. Depending on 
the size of the facility and the number of units, the associated trip  
generation may not drive the need for transportation improvements. 
 

Upscale Recreational Vehicle Park: This use is 
certainly one of the best fits with regard to making use of 
the existing landscape and preserve areas. The roads 
don’t necessarily need to be paved but maintenance could 
be an issue when dealing with large motor home type 
units. Use of pervious concrete or other environmentally 
conscious pavement materials can lessen the impact to the 
surrounding preserves. Depending on the size of the 
facility and associated trip generation, there may be need 
for transportation improvements. Under current 
standards, the individual lots could not be sold without 
incurring the typical impact fees associated with residential type developments. There 
may be creative legal avenues to address this issue and allow for individual lot sale but at 
present this option does not appear to be viable. As noted in the Appendix, the 
development of an RV park is considered a Special Exception type use under the 
proposed zoning so approvals would be necessary from both the Planning Commission 
and the County Commission. 

 

 



 

Mixed Use Commercial PUD: This type of use could maximize the mixed use 
application noted above. The property could be divided into separate lots with zoning 
designations allowing for multiple use types. As with the office building, the use typically has a 
very low environmental impact and could be laid out to take the best 
advantage of the site’s unique features and preserve areas. Small free-standing uses for 
each lot would enable a diverse set of development that could be tailored to the needs of 
the area. In addition, smaller scale development on individual lots may be able to take 
advantage of special stormwater systems that may be difficult to implement on a larger 
scale; for example, pervious surfaces, rain gardens, water gardens etc. 
A possible option for this type of use could combine the recreational vehicle park and the 
commercial development. In this type of development the commercial lots could be 
placed closest to the State Road access for improved exposure while the northern and 
western portion of the property could be established as a gated RV community. The RV 
community would then provide a stable user base to support the commercial uses 
depending on the commercial endeavors. There are a number of issues which would 
require further examination for this type of use: 
1) minimum number of RV lots required, 
2) land division requirements with respect to lot sizes and 
zoning used, 
3) ownership of common areas if RV area is subdivided, 
4) storm water control requirements as a service district or 
individually, 
5) commercial uses could create trip generations that drive 
transportation improvements. 
 

Other Possible Uses Discussed: 
 

• Events and special assemblies. This type of use can be 
accommodated as a Special Exception/Conditional Use 
in the C-3 Zoning so approvals would be necessary 
from both the Planning Commission and the County 
Commission. This type of use could also be 
incorporated into some of the other developments noted 
above. Depending on the frequency of events, the use 
of the area as a special events site could blend well with 
the Bed & Breakfast use as well as the RV Park. 
• Multi-Family Residential. The financial feasibility of this alternate concept would 
be limited primarily by the density restriction of 1 unit per acre due to the property 
being wholly located within the 100 year floodplain. The other restrictive factor 
being that the property is not served by central water and sewer systems. This 
alternate would yield a maximum of 21 units which could be leased at approx. 
$500/mo. It’s expected that the cost to construct this type of use would be far greater 
than the construction cost for 21 units of Bed & Breakfast style cabins which could 
generate a higher revenue base. 
• Satellite College Campus. While this type of development could make good use of 
the existing unique features, it may not be supportable financially due to the rural 
nature of the surrounding area. 
• Assisted Living Facility. This type of development could make good use of the 
existing features of the property by providing a quite park-garden atmosphere for the 
residents. The layout could be similar to the multi-story office building concept 



although the water and sanitary sewer infrastructure costs would be higher due to the 
type of use. The financial feasibility of this concept could be reasonable if the area 
residents are of the age to make use of the facility. It’s also likely that trip generation 
for this type of use would not require transportation upgrades. 
 

 
 



RECOMMENDATIONS 
 

In examining the uses reviewed with respect to the Lebanon Station property narrowing the field 
to three scenarios was based on the following parameters: 
 

1. Uses that could make best use of the unique landscape and wetland preservation features. 
2. Uses that appear to be supportable from a financial aspect. 
3. Uses that had shown appeal to the current property owner. 
 

Using the criteria for best use of the existing landscape and wetland features clearly centered 
attention on the Upscale RV Park and the Motel/Bed & Breakfast. These uses typically look for 
unique settings and picturesque views. The ability to arrange the layout to put property features 
as a center focal point also has an impact on the selection of the development types. 
When looking at the financial feasibility of a particular development there almost always is some 
commercial/retail aspect that comes to play in the development. Given that approach, the 
prospect of the Mixed Use Commercial PUD fills out the program. This type of approach offers 
significant flexibility for the types of uses but also provides some opportunity to develop the 
property in a fashion that can incorporate the unique existing features. If the Mixed Use 
development also encompasses an RV park the stable user base improves the financial viability of 
the development. 
In discussion with the current property owner, most all of the developments mentioned above 
hold some level of interest. The RV Park and Bed & Breakfast programs held some of the most 
interest. Given that the Mixed Use program could combine all these elements offers significant 
interest and diversity for the property. 

 

 

Upscale Recreational Vehicle Park 

A variety of RV Park layouts have been examined 
for the Lebanon Station property. Given the 
available upland area the maximum number of lots 
that have been demonstrated varies between 70 
and 80 depending on individual site dimensions 
and layout configuration. The most desirable 
condition for parks able to accommodate the largestyle 
motor home units is a pull-through space. 
These types of spaces allow the vehicle to be 
driven forward into the space where, once parked, 
they can easily make connections to the necessary 
utilities; water, sanitary and electric. Upon 
departure the vehicles can simply pull forward to 
exit the space. 
While back-in spaces are not as operationally 
attractive as the pull-through option, the need for 
them is based on maximizing the number of 
spaces within the property constraints and the 
desire to maintain the existing landscape and water  
features as a focal point. 
 
 



 
It’s anticipated that each space would consist of a concrete pad for the vehicle with 
adequate area around to provide a pedestrian approach to the vehicle. On the “back” side 
would be a small pad for electrical pedestal, water connections and sanitary connections. 
Road circulation would consist of primarily one way driving lanes to provide appropriate 
maneuvering, ease possible congestions while preventing the need for wide lanes to 
accommodate opposite direction traffic. Obviously, in some locations two-way traffic 
will be necessary but these areas should be limited as much as is practical. 
Water and sewer service for a proposed RV Park could consist of private systems 
established to service the entire park. Sewer collection and water distribution systems 
would bring service connections directly to each pad. Individual connections could then 
be made by each user via their on-board systems. An additional location for a sanitary 
sewer dump station and potable water supply station could easily be established should it 
be desired. 
It’s appropriate to point out that the individual lots could not be sold without having the 
development considered a subdivision. Leases or other rental arrangements should be 
considered such that the entire development remains under a single ownership. The 
single ownership program provides the following advantages: 

 

• Multiple ownership would be considered a subdivision and require processing at 
the county level as such. This would incur significant impact fees for each lot. 
• The number of sites available when sold would be significantly reduced due to 
the fact that the development would be considered a subdivision and the density 
allowance for subdivisions would have to be followed. 
• Multiple ownership would require that the sanitary sewer and water systems be 
community-type systems. As outlined in the following sections for sewer and 
water service, state law requires that a defined service district be established for 
those systems. While not an insurmountable issue it does add a level of 
complexity to the approval process. 

 
Levy County, Florida provides for “Travel Trailer Parks under a Special Exception Use 
within the C-3 Zoning District. As such, application will need to be made to assign the 
C-3 designation to the property and application for a Special Exception Use as at Travel 
Trailer Park will need to be granted by the county commissioners. Trip generation may 
drive the need for transportation upgrades. 
Estimated cost for development of this option is approximately $1,630,000. A detailed 
cost breakdown can be found in Appendix B at the end of this report. 
A conceptual layout of this option is included on the following page. The conceptual 
drawing is scalable only in a full size 24” x 36” copy. 
 
 
RV PARK ALTERNATIVE EXHIBIT



Motel/Bed & Breakfast/RV Park Area and Commercial Development 

 
The prospect for a Motel/Bed & Breakfast option also makes use of other commercial 
applications, including an area for an RV park. The goal here is to combine multiple, 
complimentary uses that all make the best use of the landscape and water features on the 
site. The ability to obtain a setting that can be used and enjoyed by the customers makes 
this type of development quite appropriate for the property. In addition to the overnight 
stay facilities, the area along the state road and highway can be used for commercial type 
development that would be consistent with the needs of the traveling public. 
The combination of the RV Park and Motel/Bed & Breakfast lodging 
may work well for a variety of reasons. In some cases there may be 
multiple families meeting up where some can make use of the bed & 
breakfast whereby others can utilize their RV. In other cases, those 
with the RV may not want to take the time to setup the unit and the 
convenience of a bed & breakfast provides a unique opportunity for a 
short stay with little level of effort. In any case, the addition of other 
commercial uses complimentary to the traveling public makes this type 
of development attractive. 
 
The layout of the property offers an opportunity to provide these varying 
uses on the same site with adequate separation and isolation. The areas 
along the traveling corridors provide good exposure to the commercial 
developments while also isolating the overnight public from the road traffic 
both visually and audibly. With the commercial uses occupying the 
perimeter area along the roads, the overnight uses can be setup to take 
advantage of the landscape and water features as their focal point. At the 
same time, those same features can provide an isolation buffer between the 
two overnight uses. 
 
Road circulation and access to the individual uses will need to make use of one access 
point from State Road 121. As noted earlier, FDOT will only allow for one access from 
121 and no access from US-19. An attractive entrance with internal circulation will 
provide the necessary access to each of the uses. The pleasant advantage here is that the 
traffic patterns can be separated as they enter the facility by providing the appropriate 
routing and circulation to direct the overnight vehicles to the appropriate area of the 
property without having to traverse the other overnight uses. At the same time, each of 
the overnight users will pass through the commercial area to provide good exposure to 
the uses there and allow them to identify those businesses that they may want or need. 
Water and sewer systems will be similar to that noted with the RV Park and outlined in 
detail later in this report. The systems will be central in nature with services extended to 
each parcel, RV site or bed & breakfast building. There may be additional needs for the 
commercial sites with regard to the sanitary sewer system depending on the type of use. 
Restaurants, for example, will require grease traps to adequately collect that kitchen 
waste and prevent fouling of the collection lines and the treatment system. 
 
It’s worth noting that the county development representative pointed out that 
advertisement of an overnight facility as a bed & breakfast may be appropriate to connote 
a special type of atmosphere for the facility. However, making application for a 
development as a bed & breakfast facility carries specific requirements, including a 
limitation on the number of rooms and that the owner must reside at the location. 
 

 



If the commercial lots are to be sold as individual properties the area will require 
establishment of the appropriate sanitary sewer and water service districts as mentioned 
in the water and sewer sections of this report. 
Estimated cost for development of this option is approximately $2,774,050. A detailed cost 
breakdown can be found in Appendix B at the end of this report. 
A conceptual layout of this option is included on the following page. The conceptual 
drawing is scalable only in a full size 24” x 36” copy. 
 
MIXED USE ALTERNATIVE EXHIBIT 

 

 

Mixed Use Business Park/Commercial Planned Unit Development 

 
This approach for the property tailors itself strictly to individual parcels and a blended 
use of commercial applications. The program in mind could follow two potential paths: 

1) individual commercial lots 
2) development consistent with the County’s Future Land Use Element Policy 
3.4 entitled Complementary Mixed Land Use Development. 

 
County Policy 3.4 
The county has established this policy to address nonresidential 
uses that are functionally related to rural and/or 
agricultural land uses. The county goes further to identify the 
activities which they consider to be functionally related as 
follows: 
 
a. Occur in connection to farm/agricultural operations and/or 
provide services related to the production or marketing of 
agricultural products. These uses may include, but are not 
limited to, farm equipment repair, large animal veterinary 
services and farm related sales, packing, crating and 
shipping facilities. 
 
b. Provide for community facilities related to social and 
institutional character of the area. These include, but are not 
limited to, churches, community lodges/centers and daycare 
centers. 
 
c. Complement the recreational character and services to the 
County’s recreation and open space system. These include, but 
are not limited to, resources based recreation facilities, trail head 
services and rural bed and breakfast establishments. 
 
The best potential for this development would center around the items (b) and (c) as 
called for in the county policy. These types of applications could most readily take 
advantage of the unique existing features of the property. 
 
The combination of community uses could be located to provide the water features as a 
focal point for the development. These features could provide the opportunity for 
educational walks for both children and adults. The educational components could 
include focus on landscaping, wildlife and water resources just to name a few. The water 

  
 

 

 



and waterfall features could also be entwined with energy re-use and conservation as well 
the aesthetic landscape benefits. 
 
The property could also be used as a trailhead to the nearby nature conservation. Those 
portions of the property could include kiosks of educational components regarding not 
only this property but that of the entire nature reserve. 
 
The commercial aspects for the property would involve sales of the lots to those 
organizations who would be interested in establishing these types of facilities and 
accompanying activity. Portions of the property could also be used as the bed & 
breakfast establishment as noted above. Included in the development could be 
commercial services tailored to meet the demands of the bed & breakfast travelers as well as the 
day visits from those taking advantage of the natural reserve and the garden/park 
setting of the property. 
 
 

Individual Lot Sales 

 
There is a potential to make application to the county for zoning designations that vary 
across the property. In this type of development, multiple zoning types would be utilized 
but primarily consisting of C-3 and C-4 type zoning. Once the appropriate zoning was 
established the properties could be sold or developed in a variety of ways as allowed by 
the local code. Bed & breakfast uses as well as most other commercial uses would be 
available to the property owner as they desired and could obtain the appropriate 
approvals. 
 
In either of these scenarios, the development itself will have to be laid out to provide the 
initial infrastructure and configuration. The requirement for a single access from State 
Road 121 is the primary cause for specific layouts on the property. Internal roads and 
accesses will then direct the traffic to the individual properties. 
 
Estimated cost for development of this option is approximately $655,000. A detailed cost 
breakdown can be found in Appendix B at the end of this report. 
 
Water and sewer systems could be similar to that noted with the RV Park and outlined in 
detail later in this report. That is the systems could be central in nature with services 
extended to each parcel. However, with individual parcels there is also the opportunity 
for individual systems whereby each lot constructs its own well supply and septic tank 
drainfield. In that case the properties can be sold with little infrastructure improvements, 
short of roads, and each lot is responsible for the remaining infrastructure (e.g. parking, 
water, sewer, drainage, etc) As is the case with the previously discussed commercial 
development, there may be additional needs with regard to the sanitary sewer system 
depending on the type of use. 
 
A conceptual layout of this option is included on the following page. The conceptual 
drawing is scalable only in a full size 24” x 36” copy. 
 
BUSINESS PARK ALTERNATIVE EXHIBIT 

 



INFRASTRUCTURE SYSTEMS 
 

INFRASTRUCTURE SYSTEMS 

 

• Wastewater 
• Drinking Water 
• Stormwater 
• Roads and Circulation 

 
Regardless of the proposed use, any development will require infrastructure to address sanitary 
sewer collection and treatment, water system supply and distribution, stormwater collection and 
control and roadway/circulation systems. Each of these systems will likely be similar regardless 
of the development type and therefore are treated in whole as infrastructure issues in this section 
of the report. 
 

Wastewater System  
 
There is no existing municipal wastewater system available to the Lebanon Station property. For 
that reason, the development must construct its own system for handling of the wastewater flows. 
There are two options available for handling of wastewater for the Lebanon Station property: 
individual, on-site systems or a centralized system providing service to multiple units. The 
practicality for individual systems is limited to the multiple parcel development where there may 
be adequate parcel size to allow for installation of an on-site system on each lot. However, these 
types of systems will impact the buildable area for the parcel which may impact the marketability. 
In addition, there is a convenience issue associated with a centralized system that could make the 
parcels more attractive if the potential buyers do not have the responsibilities associated with the 
maintenance of an on-site system. Given that an on-site system will be designed and constructed 
by the purchaser of a lot, this report will focus on a centralized application. 
A centralized wastewater system would consist of two primary components, collection and 
treatment. When possible, the most cost-effective and efficient collection system would utilize 
small-diameter piping and either effluent pumps or grinder pumps to transport the flows to the 
treatment component. For the RV Park and mixed use development it’s desirable to use a 
combination of gravity flow and pumping in order to avoid the cost of a pumping system at each 
lot. 
The RV Park Alternative will require the use of centralize pumping stations to send the waste 
stream to the treatment facility. Gravity flow from each row of sites will terminate at a pumping 
facility that can send the entire waste steam or just 
the effluent to the treatment facility. Where 
individual parcels are sold the most cost effective 
system will utilize a small pumping station on 
each lot that ties to a central system that sends 
flows to the treatment facility. If the development 
uses effluent pumps, each site will have a septic 
tank and a small pumping station. In this 
application, the solids portion of the waste stream 
will remain in the septic tank and the effluent from the flow  
will be pumped to the treatment system. 

 
 

 



This type of system is typically referred to as a (septic tank effluent pumping) STEP system. 
The advantages of a STEP system are that the size of the treatment system is reduced simply due 
to the fact that the strength of the waste stream is reduced. The treatment system is somewhat 
smaller and the associated costs are also reduced. In addition, the cost of an effluent pump is 
typically less than that of a grinder pump and, in general, the effluent pumps tend to have a lower 
maintenance cost. This can be set up so that individual lot purchasers can also purchase their 
onsite portion of the collection system when the lot is developed. 
 
The disadvantages of a STEP system are that each user will have a septic tank as well as a small 
pumping station. Obviously there is an added cost for installation of the septic tank but there is 
also a maintenance requirement. The tanks will still have to be pumped occasionally as the solids 
build up in the tank. Typical frequency for pumping is three to five years although the type of use 
will directly affect the pumping frequency. 
 
The second component of the wastewater system is treatment. There are many systems on the 
market today that will provide appropriate treatment for the Lebanon Station property. These 
range from small pre-packaged type systems to sequencing batch reactors often used for 
municipal type systems. The amount of flow expected from the development will drive the type 
of system to be used. 
 

Development 

Option 
Assumptions & Notes Total design 

flow in gallons 

per day 
 
RV Park 
Wastewater 
Flows 

 
When looking at the RV Park development, the 
flows are established by State code. In general, the 
design flow for each site is 75 gallons per day. At 
present the RV Park is expected to provide 
approximately 81 sites. 

 

 
6,075 gpd 

 
Mixed Use Bed 
& Breakfast 
Development 

 
There also is the mixed-use development with a 
Bed & Breakfast, along with six commercial lots. 
The assumptions made for estimating purposes 
include the following: 

• Bed & Breakfast use with four six-unit 
buildings results in 2,400 gallons per day 
• a 50-seat restaurant facility for the guests, 
providing an additional design loading of up 
to 2,000 gallons per day 
• Commercial design flows depend on use but 
for estimating purposes we used an additional 
3,100 gallons per day, which equates to 
31,000 square feet of commercial building 
 

 
7,500 gpd 

 
 



A mixed use development that does not include a Bed & Breakfast component will generate a 
lower daily flow volume. For the purpose of this report, the total anticipated flow for treatment 
will be assumed at 7,500 gallons per day. Higher or lower values could easily be accommodated 
if necessary without a significant impact in costing. 
 
The type of treatment for this level of daily flow can be easily performed by one of the many 
prepackaged systems on the market today. These systems are modular to provide a great deal of 
flexibility in sizing. Typically the system begins with a series of tanks to settle solids. From 
there the flow is treated biologically to remove the constituents in the waste stream. Once treated, 
the flow is discharged into nature. Depending on the type of discharge the system may include a 
disinfection component. The proposed discharge for the Lebanon Station property is planned for 
reuse and is anticipated to include disinfection. 
 
The pre-packaged systems are unobtrusive and most all of the equipment lies below grade. As 
such, ballast systems consisting of concrete may be necessary due to the limited depth to 
groundwater. The systems do have electrical panels that are above grade but they are relatively 
small. If a small storage building is to be built in the area of the plant, which would be 
recommended, the panels could be located inside. 
 
Florida environmental protection rules govern the reuse of water from 
treatment facilities. These rules dictate the level of treatment necessary for 
the type of reuse desired. Reuse of the treated effluent can be done in a 
variety of ways but for the Lebanon Station property the practical options are 
landscaping irrigation and enhancement of the wetland preserve. 
 
There are some reuse applications that may be considered incompatible with 
the development type. For example, if the effluent reuse consists of spray irrigation, the rules 
require signs notifying the public that the water being reused is treated effluent and in some cases 
access to the areas of irrigation are restricted. The placement of these types of signs in a park 
setting may have detrimental affects on the site’s appeal. 
 
Prior to reuse of the effluent and prior to initiation of wastewater system design the Florida 
Department of Environmental Protection should be contacted for a review of the proposed 
project. Initiation of a reuse study will be necessary and input from the Dept. will provide 
additional recommendations for the study. 
 
Dependent on the type of development that ultimately moves forward for the property it may be 
necessary to create a service district to provide a centralized sewer system. If the development 
consists of a single property, like that which would be done for the RV Park development, a 
centralized type system is serving only one property. If, however, the property is split and the 
centralized system services multiple properties, the Levy County ordinance requires that 
centralized wastewater systems can only be provided by an incorporated city, town, special 
district or municipal service district. There does not appear to be a convenient incorporated city 
or town that could provide the service so it will be necessary to create the required service district 
through the County’s process. This should be pursued early on in the development process to 
ensure that the type of development selected can be constructed with a centralized system. Issues 
that arise during the process may drive the direction of the development type. 

 



Water System 

 
Similar to the wastewater, there is no public water system available to the Lebanon Station 
Property. As such, the development will have to create its own supply and distribution system. 
The Lebanon Station property currently has two wells providing water to the landscaped areas. It 
may be possible to convert these wells to production wells for potable water. This will have to be 
evaluated once the use type and water demands are established. The capacity of the wells may 
need to be increased depending on the decided type of use. 
 
Water tests on the existing water supply have been performed to investigate the quality of the 
water in the area. The tests results showed water that was safe for potable use and meets the 
primary drinking water regulations as established by the United States Environmental Protection 
Agency (USEPA). However, the tests for Secondary Drinking Water Regulations show high iron 
content, a potential color issue and a high odor value. These standards are not related to safety 
but are focused on aesthetic issues. 
 
Based on the test results, the odor and color issues are likely attributable to the high iron content. 
Site visits have shown iron staining on the wall structure where the waterfall spray has been 
blown against the face of the wall. Typical iron levels that are within the USEPA secondary 
standards are less than 0.3 milligrams per liter (mg/L). The Lebanon Station wells show a level 
of 2.0 mg/L, almost seven times higher than the maximum desired for aesthetic reasons. 
Water supplies with high iron content are common across the country and a whole industry of 
water treatment systems has developed to address the situation. The Lebanon Station 
development will require iron treatment whether it’s done at the point of use or on a centralized 
basis. The type of system will be dependent on the water supply requirements for the 
development. For the purpose of this report it’s anticipated that the treatment will be done on a 
centralized basis. 
 
Florida code for establishment of water supply volumes is 
based on the value for wastewater flows. As such, this report 
will utilize the 7,500 gallons per day value established above 
for the wastewater system. Based on this value, the required 
water supply well capacity is approximately 55 gallons per 
minute. 
 
Water distribution for the development can be provided using PVC distribution piping. The size 
of the piping will be dependent upon whether the development consists of a single piece of 
property with one owner, such as is the case as an RV Park, or multiple pieces of property with 
different owners. Under the latter case the system is considered a public system and must comply 
with the published 10-State Standards. Those standards require a minimum pipe size of six 
inches for systems that do not provided fire protection and eight inches for those systems 
providing fire protection. If the RV Park option is utilized, the pipe size can be smaller but using 
pipe less than four inches in diameter could have significant pressure loss issues within the 
distribution system. 
 
In order to provide full-scale fire protection including hydrants it would be necessary to construct 
an elevated storage facility. These facilities can be costly to provide, typically ranging up to three 
dollars per gallon of required storage. For commercial buildings, the Insurance Services Office 
recommends fire flows of up to 2,000 gallons per minute for two hours. This results in a storage 
requirement of approximately a quarter of a million gallons. The cost for such a facility is 
impractical for a development the size of the Lebanon Station and fire issues will need to be 

 



addressed in building design rather than in the water supply system. 
 
As with the wastewater system, dependent on the type of development that ultimately moves 
forward for the property it may be necessary to create a service district to provide a centralized 
water supply system. 
 
 

Stormwater System and Wetland Management 

 
The overall relief across the property is relatively level with most of the site showing a very 
gradual slope to the southwest toward the existing wetland areas. The soils in the area are 
considered fine sands with depth to groundwater of about three feet. Existing wetland areas can 
provide routing for stormwater discharge from the development. 
 
The property lies within the Suwannee River Water Management District (SRWMD) and will 
require compliance with their regulations. Given the desire for establishment of a wetland 
restoration project on the site, it would be beneficial to both the development and the wetland 
area to incorporate the existing ponds and the wetlands into the stormwater control system. The 
SRWMD does allow use of the existing wetland for stormwater storage/control provided such use 
does not impact the hydroperiod for the wetland. This will have to be established prior to 
designing stormwater systems that use the wetland area. 
 
The SRWMD regulations require that any excess stormwater generated be retained on-site and 
discharged at a rate that is equal to the discharge rate prior to the development. The SRWMD has 
not established its own storm event for design purposes and relies on the use of Best Management 
Practices and use of neighboring water district standards as a guide. Using those guidelines it’s 
likely that there will need to be approximately 100,000 cubic feet of water 
storage throughout the site based on the 25-year storm event for Levy County. 
There is an opportunity to employ newly developed technology for the 
Lebanon Station property. A couple of the more interesting options are 
pervious concrete and rain gardens. 
 
Pervious concrete is a hard surface material that can be used for roads and 
parking areas. The material is basically a coarse graded aggregate material 
with a cement asphalt compound that binds the aggregate pieces. This creates 
a hard surface that has open pores which allows water to pass through. Since 
the water can pass through the hard surface it can then percolate into the soil 
thereby reducing the volume of runoff and decreasing the required storage 
areas. 
 
Rain gardens, on the other hand, are an alternative to the typical open stormwater control basin. 
Effectively, these are basins that are constructed and landscaped to take advantage of the natural 
ability of plants to assist in treating and using stormwater. Runoff 
from hard surface areas is directed to the open/landscaped basins 
where the plants utilize the water and help filter out impurities. As 
the basin fills beyond what the plants can uptake and the ground can 
adsorb, the plants help by slowing the rate of flow out of the basin 
and helps to retain particles and impurities in the basin rather than 
allowing them to flow into the environment. 
 



The Lebanon Station property also has existing ponds 
that can be used to assist with the stormwater control 
system. Currently, there is a groundwater supply that is 
being used to maintain pond levels. By directing 
stormwater to these ponds the system levels can be 
maintained by the runoff while at the same time the 
ponds are providing a filtering function to help clean the 
water before it goes to the existing natural wetlands. 
 
Open drainage ways and flow routes would be a recommended method of transporting 
stormwater outside of impervious areas. A vegetated channel provides another method of 
filtering of stormwater prior to its discharge into the 
environment. 
 
 
 

Roads and Circulation 

 
The road system for any of the possible developments will be dictated by the uses and layout. 
The RV Park development will desire mostly one-way roads to avoid conflicts between the large 
motor-homes. In addition, the length of the motor-home drives the need for larger turning radii. 
Due to the inconvenience of backing up a large motor-home, the road system needs to provide 
good circulation around the site. The Bed & Breakfast style development can likely use less of a 
road system due to the fact that there are parking lots to help maneuver and the level of 
circulation is reduced. On the other hand, the commercial lot development will need to 
accommodate both vehicular and truck traffic for each lot. This will usually allow for less road 
development but does require good access to the rear of the buildings for deliveries etc. 
 
As mentioned earlier, the roads in the development should be hard surface for aesthetic reasons 
and ease of maintenance. The use of pervious concrete would be beneficial for stormwater 
control reasons while still providing an attractive and functional surface. 
 
Levy County does impose impact fees for roads and emergency medical services developments. 
The fees varies based on the type of use and for roads its ranging from approximately $3,670 per 
thousand square feet of commercial retail to approximately $750 per motel/hotel room. For 
emergency medical services the commercial rate is $0.08 per square foot. 
 
Walkways and pathways currently exist within the property. These could be expanded and 
improved to hard surface and ADA compliant facilities if desired. For the most part, foot traffic 
provides the best opportunity to fully benefit from the sites unique landscape and water features. 
The expansion and improvement of the walkway system will provide an increased benefit to what 
ever development option is chosen. 

 

 



THE NEXT STEPS 

 
THE NEXT STEPS 

 

• Zoning Classifications 

• Health Dept. Evaluation 

• Florida Dept. of Transportation 

• Wetland Decisions 

• Environmental Impact Study 

• Performa Analysis 

• Sale of Property 

 

Zoning Classifications 

 

As noted earlier, the property does not currently have an assigned zoning classification. 

However, the county comprehensive plan has identified the area as a commercial district which is 

aimed primarily at those types of uses more intensive than that required for serving a 

neighborhood and/or is directed at services highway traffic. The comprehensive plan identifies 

these types of uses as C-3 and C-4 commercial zoning. 

• The C-3 districts are intended to provide locations for intensive commercial uses. The 

uses typically require more off-street parking and more space than neighborhood and 

office uses, and room for outdoor storage. 

• The C-4 districts are intended to accommodate commercial uses that service highway 

traffic or which require a location on a major highway for access purposes. Only those 

land uses that are functionally related to the arterial road system are intended to be 

allowed, according to stringent locational and access criteria, to maintain the integrity of 

the arterial road network. 

In order to establish an assigned zoning for the Lebanon Station property the property owner will 

need to make application to the county for a zoning designation. The process is as outlined 

below: 

• Submittal of application to zoning officer. 

• Public notice of planning commission hearing. 

• Planning commission hearing, recommendation to board of county commissioners. 

• Public notice of board of county commissioners hearing. 

• Board of county commissioners hearing and decision. 

• Preparation and adoption of amending ordinance. 

 

Generally, this process takes approximately 90 days. 

Once the assigned zoning designation has been achieved the developer can proceed with 

approvals for the chosen development (i.e. RV Park, Mixed Use, Business Park). 

 

Health Department Evaluation 

 

Once the proposed use has been chosen there needs to be further review with the local health 

department officials and or Florida Department of Environmental Protection. These agencies will 

need to review the development planned for the site as it relates to the establishment of a potable 

water supply and adequate sanitary sewer service. This will entail a variety of investigations 

focusing on the soils and the property’s wetland areas. A professional soil analysis will be 

required as the site is within the 100-year flood plain. Percolation tests are also required for both 



stormwater control systems or drainfields. 

 

Florida Department of Transportation 

 

Establishment of the development for the property will allow the creation of a trip generation 

evaluation. Based on the outcome of such an evaluation there may be need for transportation 

study and possibly implementation of the transportation upgrades noted earlier. 

 

The minimum level of service for all roads within Levy County is “C”. If a traffic study is 

needed and it identifies that the level of service for the road(s) serving the development will be 

lower than a “C” level it will be necessary to provide what upgrades are necessary to return the 

service level to “C”. In such an instance the developer has the opportunity to make application 

for proportionate fair-share mitigation. This program works to establish a method for mitigating 

the impacts of the development in a cooperative effort between the public and private sectors. 

 

 

Wetland Decisions 

 

The developer has the option of transferring ownership of 

the wetland portion of the parcel. If that is desired, a 

wetland professional certification of the Wetland 

Jurisdictional Line will be needed. This work has been 

done in the field and was reviewed by the SRWMD. 

Formal certification should be all that’s needed. 

 

Environmental Impact Study 

 

Given that this development will occur contiguous to a 

wetland there will be a requirement for an assessment of the potential environmental impacts of 

the development on the ecosystem. This study is required to address both the pre-development 

condition of the ecosystem and the cumulative effects of the development on the environmental 

quality. In addition, the study should address what actions will be taken to protect or improve the 

environmental quality. 

 

Performa Analysis 

 

As with any development, it is prudent to conduct a business performa analysis to determine the 

anticipated success of the selected program. This analysis looks as both the costs to create the 

development but also seeks to identify the potential return on the investment. Most financing 

institutions will require this analysis prior to funding a proposed project. 

 

Sale of the Property 

 

The owner has the option of selling the property in its current state if so desired. Such a decision 

is a financial one involving the price paid for the property, the investment made into the property 

and amount attainable through the sale. It’s also possible for the current owner to proceed with 

the property through the approval process for a development and subsequently sell the property 

with the approvals in place. While there will be significant investment in time and money to 

attain the necessary approvals those become added-value items for the property since the 

purchaser would not need to make those same investments in time, energy and money. The 

purchaser can proceed directly with construction. It is important to note, however, that the 



construction on the project must proceed within 6 months of obtaining approvals so it would be 

beneficial to have the purchaser identified and on-board prior to obtaining approvals. It is also 

important to note that revisions made to the plan after submittal carry a re-submittal fee. 

 

One option that has not been explored is the potential for selling the property to the State of 

Florida or other jurisdictional authority. However, there is a cost associated with presenting the 

property to the state and it could tie the property up for a couple years awaiting resolution. 











Traverse City
123 W. Front St.
P.O. Box 927
Traverse City, MI49684
231-946-5874 Ph
231-946-3703 Fax

Gourdie-Fraser

OPINION OF PROBABLE COST
Mixed Use Alternative

Item Description Est. Unit Estimated Estimated
Quantity Unit Price Cost

Roads & Gradina 14 200 feet
1 County Road Intersection 1 Each 15,000 15,000
2 Private Road - Sand Subbase 0 Cyd 10 0
3 Private Road - Aaareaate Base 12,000 Syd 8 96,000
4 Private Road - Asphalt Pavementl2.5") 990 Tons 40 39,600
5 Private Road - Machine Gradino 42 Sta 3,000 126,000
6 Storm Water Basins - Earthwork 5 Each 4,000 20,000
7 Concrete Pads for Lot 20 Each 5,600 112,000

Subtotal, Roads & Gradino: 408,600
IPrivate Utilities
I 1 IPrivate Utilitv Construction IElectric & Phone) I 3,200 Lft I 151 48,0001
I 2 I RV Lot Electrical Riser I 20 Each I 1,100 22,0001

Subtotal, Private Utifities: 70,0001
Sanitary Sewer Service
Coitection SYstem

1 8-lnch Dia. PVC Gravity Sewer Pipino 1,450 Lft 20 29,000
2 3-lnch Dia. PVC Forcemain 1,100 Each 16 17,600
3 3-lnch Dia. Cleanout Ass'blv 3 Each 200 600
4 4-Dia. Manhole 4 Each 1,500 6,000
5 RV Lot Sewer Connection Riser 20 Each 150 3,000
6 Commercial Lot Riser 5 Each 3,500 17,500
7 Motel Septic Tank/Pump Sta. 5 Each 7,500 37,500

Treatment SYstem
1 3,000 Galion Septic Tank 4 Each 2,000 8,000
2 Advantex Treatment SYstem 1 Each 15,000 15,000
3 Disposal Pumpina SYstem 1 Each 4,000 4,000
4 Electrical 1 Each 5,000 5,000

Subtotal, Sewer Service: 143,200
Water Service
Water Sup ,Iv System

1 Type I Water Supplv 160 GPM) 2 Each 16,000 32,000
2 Aquifer Test & Analvsis 1 Lsum 15,000 15,000
3 Restoration I 1 LSum 3,500 3,500

Treatment System
1 Welihouse 1 LSum 12,000 12,000
2 Iron Removal System 1 LSum 30,000 30,000
4 Pressure Tanks 2 Each 600 1,200
8 Site & Building Electrical Work 1 LSum 10,000 10,000
9 Instrumentation 1 LSum 3,000 3,000
10 Generator Set (Optional) 1 LSum 35,000 35,000

Distribution SYstem
1 6-lnch PVC Watermain 2,000 Lft 30 60,000
2 6-lnch Gate Valves 9 Each 300 2,700
3 RV Lot Connection 20 Each 500 10,000
4 Commercial Lot/Motel Connection 9 Each 1,200 10,800

Subtotal, Water Service: 225,200
IMotel/Bed & Breakfast Buildinas
1 Building Costs 1 I LSum I 1,822,5001 1,822,500
I Subtotal Motel/Bed & Breakfast Buitdings 1,822,500
IAdministration Leaal Enaineerina. and Survevina
I ISurveyina, Enaineerino, Leaal, Construction Admin. 11 I LSum I 127,050

Subtotal Survevina. Enaineerino. Leaal Construction Admin. and Continoencv: 127050
II 2796550

Note:
The above costs are preliminary in nature and are intended only to be used tor preliminary planning.
Commercial lots will be required to supply septic tank and pump station at the time ot lot development
Building cost information provided by others



Traverse City
123 W Front Sf.
P.O. Box 927
Traverse City, MI49684
231-946-5874 Ph
231-946-3703 Fax

Gourdie-Fraser

OPINION OF PROBABLE COST
Business Park Alternative

Item Description Est. Unit Estimated Estimated
Quantitv Unit Price Cost

Roads & Gradina (3 500 feet)
1 Countv Road Intersection 1 Each 15,000 15,000
2 Private Road - Sand Subbase 0 Cvd 10 0
3 Private Road - Aqqreaate Base 10,000 Svd 8 80,000
4 Private Road - Asphalt Pavement (2.5"\ 825 Tons 40 33,000
5 Private Road - Machine Gradinq 35 Sta 3,000 105,000
6 Storm Water Basins - Earthwork 4 Each 4,000 16,000

Subtotal, Roads & Gradina: 249,000
IPrivate Utilities
I 1 IPrivate Utilitv Construction (Electric & Phone\ 1,700 I Lft I 151 25,500

Subtotal, Private Utilities: 25,500
Sanitary Sewer Service
Collection Svstem

1 3-lnch Dia. PVC Forcemain 1,600 Each 16 25,600
2 3-lnch Dia. Clean out Ass'blv 5 Each 200 1,000
3 Sewer Riser 8 Each 500 4,000

Treatment System
1 3,000 Gallon Septic Tank 4 Each 2,000 8,000
2 Advantex Treatment System 1 Each 15,000 15,000
3 Disposal Pumpinq System 1 Each 4,000 4,000
4 Electrical 1 Each 5,000 5,000

Subtotal, Sewer Service: 62,600
Water Service
Water SUDJ/v Svstem

1 Tvpe I Water Supplv (60 GPM\ 2 Each 16,000 32,000
2 Aauifer Test & Analvsis 1 Lsum 15,000 15,000
3 Restoration 1 LSum 3,500 3,500

Treatment Svstem
1 Wellhouse 1 LSum 12,000 12,000
2 Iron Removal System 1 LSum 30,000 30,000
4 Pressure Tanks 2 Each 600 1,200
8 Site & Buildina Electrical Work 1 LSum 10,000 10,000
9 Instrumentation 1 LSum 3,000 3,000
10 Generator Set (Optional) 1 LSum 35,000 35,000

Distribution Svstem
1 6-lnch PVC Watermain 2,600 Lft 30 78,000
2 6-lnch Gate Valves 6 Each 300 1,800
3 Commercial Lot Connection 8 Each 1,200 9,600

Subtotal, Water Service: 231,100
Administration, Leqal Enqineerina, and Survevina

Surveying, Engineering, Legal, Construction Admin. and 1 LSum 85,230
Continaencv Fees (15%\

Subtotal, Survevina, Enaineerina, Leaal, Construction Admin. and Continaencv: 85,230
II Preliminarv Estimated Cost:1 653,430

Note:
The above costs are preliminary in nature and are intended only to be used for preliminary planning.
Individual lot will be responsible for septic tank and effluent pumping system when the lot is developed
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