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I. GENERAL INFORMATION  
 

Proposed is an amendment to the Highlands County Comprehensive Plan for revision to 
the Future Land Use Map on 2,182 +/- acres from Agriculture to Mixed Use, in support of 
the Lake Placid Groves Development of Regional Impact.  The parcel is located in south-
central Highlands County along US Highway 27 and County Road 17.  It is located within 
Sections 1-3 and 10-14 in Township 36 South, Range 29 East, and Section 7 and 18 in 
Township 36 South, Range 30 East. The Location Map is attached as Map 1. 
  
The proposed land use map amendment establishes a suitable location for a mix of uses 
that will allow residents to live, work, shop and play in a compact neighborhood that is a 
sustainable alternative to urban sprawl.  The Mixed Use (MU) category applies to 
developments that can provide multiple uses, compact development, alternative modes of 
transportation, and are responsive to the culture and environment of the area.  Lake Placid 
Groves proposes to include single family and multi-family residential, commercial, light 
industrial, office, a golf course, and hotel rooms all within a compact development form 
connected by open-space networks, wildlife corridors, and pedestrian friendly tree-lined 
streets.  The natural areas weave throughout the property and serve as an organizing 
element for the community.  Development occurs on the upland areas, thereby preserving 
100 percent of the wetlands and surface waters on-site. 
 
Community Vision…. 
 
The Lake Placid Groves community is centrally located in Highlands County on US 27 and 
County Road 17.  It is envisioned as a mixed use community that will be compatible with, 
and enhance the fabric of, the greater Highlands County community.  Lake Placid Groves 
will incorporate energy, water, and natural resource conservation principles, integrating 
neighborhoods with light industrial and office employment opportunities, goods and 
service centers, schools, public and civic places, and recreational amenities.  The 
proposed plan will provide opportunities to maximize economic diversification and job 
creation. The community has been designed to provide a balanced multi-modal 
transportation system that emphasizes pedestrian and bicycle connectivity while creating 
neighborhoods which offer a variety of housing, amenities and life styles. 
 
The Community Organizing Principles….. 
 
The Lake Placid Groves community organizing principles are 1) the natural attributes of 
the land, 2) active and passive recreation, 3) the creation of gathering places (both 
residential, commercial, and civic), and 4) “pedestrian first” designed neighborhoods (both 
residential, commercial, and civic).  The community conceptual design is a result of the 
flow of these organizing principles from 1 to 4 and the interaction back and forth. 
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In addition, Lake Placid Groves is a community that will be grounded in the principles of: 

�x Traditional neighborhoods 
�x A healthy lifestyle 
�x Sustainable homes built for energy and water conservation 

 
A Community with: 

�x Places to gather with friends and family 
�x Integrated connectivity of natural areas 
�x Active and passive recreation opportunities 

 
A Community that: 

�x Provides connectivity of people and commerce 
 
 

 
Gathering 

Places 
 

 
Neighborhoods 

 
Recreation  

 
Natural 

Attributes 
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Natural Attributes  – This new community has 
been designed around the site’s natural 
attributes and will provide a network of open 
space and natural areas including connections 
between public and private lands.  The 
topographic relief and soils will guide the design 
of the surface water management system and 
types of landscaping plants for natural areas 
and passive gathering places. Natural 
vegetation areas, both existing and created, will 
weave throughout the community and serve as 
a major organizing element.  Natural areas and 
the lakes are connected with a public 
pedestrian and bicycle pathway system. 
Approximately 290 acres of natural areas on 
site will be conserved.  Lake Placid Groves will 
feature innovative resource efficiency and 
conservation programs for energy and water 
conservation, including maximizing the use of 
Low Impact Development techniques including, 
but not limited to bio-infiltration swales, rain 
gardens and porous pavement.  Stormwater 
management systems and open space areas will provide connections to existing natural 
areas and enhance views by taking advantage of site topography.  
 
Natural areas adjacent to the property consist of uplands and wetlands.  Josephine Creek 
is along the north boundary and Lake Wales Ridge Wildlife and Environmental area to the 
east.  These areas will be connected by planting a corridor of native plant species along 
the northern boundary providing for a pathway for wildlife. 
 
Josephine Creek, five on-site lakes and preserved natural areas weave throughout Lake 
Placid Groves and serve as an organizing element for the community.  In this way, the 
natural areas and the lakes are connected, providing a foundation for the beautiful 
surroundings in which people will live.  This greenway corridor will help form 
neighborhoods and provide a link to the Town Center (“Community Square”); the 
community focal point for Lake Placid Groves.   
 
Recreation - The natural areas, the primary organizing element of the site, are enhanced 
by connecting the natural environments with additional green corridors and parks, with 
nature trails providing residents with opportunities for a healthier lifestyle.   Within a ¼ mile 
walking distance residents, employees and guests will have access to the greenway 
corridors linking them to shopping, active and passive recreation opportunities and a 10-
mile multi-purpose trail which includes pedestrian and bicycling opportunities, a wildlife 
corridor along Josephine Creek, and parks integrated in a system of low impact 
stormwater facilities.  Other healthy recreational activities include tennis courts, a 
community pool and health club, community gardening and social activities in the 
neighborhood center.  The connectivity of these important natural areas with 
neighborhoods and activities promote energy efficiency.  Plans for providing tree canopies 
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along streets, trails and public parks will improve air quality, protect and enhance open 
space, while maintaining important views and vistas.   
 
Gathering Places - A variety of offices, shops, services, employment areas and open 
spaces are planned to support the area residents with concentrations of shops and offices 
in the Community Square providing important services and job opportunities within easy 
walking distance of residences.  The Community Square incorporates many different uses 
in a walkable, pedestrian friendly atmosphere.  The neighborhood center promotes social 
gathering and special functions at the Community Center Town Hall.  The Community 
Square and its featured open space, “celebration plaza”, will provide community identity 
and sense of place, and will be the unifying element between the neighborhoods and 
employment centers.  In addition to promoting social gatherings and special functions, a 
Farmer’s Market on weekends will maintain a unique small town character.  Buildings 
range from midrise multi-use commercial/office uses to townhomes and small corner 
shops.  People on foot or bike can enjoy interesting storefronts at ground level with 
benches, public art, on-street parking and wide sidewalks, creating an appealing 
streetscape.   
 
Fundamental to the Lake Placid Groves vision is the creation of a new and expanded job 
base to diversify and grow Highlands County’s employment opportunities.  Regional 
centers for business, research facilities and industry will be created to accommodate the 
new and expanding targeted businesses presently being lost to Highlands County 
because of a lack of land and facilities.  Lake Placid Groves provides an opportunity to 
create a business park to accommodate manufacturing, warehouse, and distribution 
facilities along the US 27 corridor.   
 

Lake Placid Groves will provide a multi-
modal transportation system that offers 
residents and visitors a choice of travel 
options.  Bicycle and pedestrian 
facilities will be integrated throughout 
the community and designed to be an 
attractive alternative to automobiles.  
Connections between the 
neighborhoods, Community Square, 
employment centers and recreation 
facilities within Lake Placid Groves will 
be emphasized.   A carefully planned 
mix of uses along with the potential 
creation of 1,769 jobs on-site will 
increase internal capture and minimize 
impacts to the surrounding roadway 
network.   
 
The site is served via an excellent 
regional roadway network system with 
approximately 11,565 feet of frontage 
along US 27 and 11,095 feet of 
frontage along CR 17.  The site is 
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approximately three miles north of the Town of Lake Placid and approximately seven miles 
south of the County Seat, the City of Sebring.  The Sebring Regional Airport is 
approximately six miles to the northeast providing access and desirable locations for the 
residents as well as the proposed commercial, office and light industrial uses along US 27 
and CR 17.  These are described below. 
 
Commercial/Office/Civic/institutional:   The commercial area of the Project will provide 
regional and convenient neighborhood shopping opportunities for the surrounding 
communities as well as destination shopping.  It will be located to allow access from US 
27, CR 17 and a newly proposed east-west extension road to be constructed by the 
developer.  This area may include large-scale discount super centers or big-box retailers, 
and multi-story office and civic/institutional uses. 
 
Business/Commercial Center:   At CR 17 and US Hwy 27 another important building block 
of the Lake Placid DRI includes major employment or shopping destinations outside of the 
Community Square.  Business Park, Commercial, Light Industrial and Office uses are 
planned at major intersections along the US 27 corridor. Streets in these areas emphasize 
efficient movement of vehicles. Bold lighting and linear landscaping features such as 
esplanades and tree-lined boulevards can all work to distinguish and identify these areas. 
Public spaces and civic uses may be at key entry points and central locations.  Gateway 
landscaping, monuments and other devices will provide visibility from US 27 and CR 17 
and guide visitors to destinations including Lake Placid Groves Community Square and 
Celebration Park.  Public transit may play a role in these areas and help create some 
pockets of transit oriented development. The Business Park and Light Industrial uses 
along the US 27 Corridors provide important concentrations of employment. 
 
Light Industrial Center:  Lake Placid Groves offers important employment opportunities.  
Evolving technology and the need for freight movement through the area means this 
location can offer good opportunities for jobs. Warehousing, a growing industry with strong 
potential for upward mobility of skilled workers, would thrive in close proximity to Sebring 
Airport and planned major transportation corridors.   
 
Neighborhoods  - Residential neighborhoods will provide for a projected unmet demand 
for more homeownership, including traditional single-family homes, as well as townhouses 
and condominiums and apartments in predominately mixed use areas near jobs and 
shopping.  Bringing housing closer to jobs can reduce overall commute times as well as 
create more attractive communities where people can walk, bicycle or ride public transit 
between work and home. Home designs that protect the natural areas with their compact 
layout and contribute to social interaction among neighbors will have a positive impact on 
quality of life and the environment.  The overall traditional character emphasizes the front 
porch, the use of time-honored material and the elevation of homes to minimize any 
disturbance to the natural surroundings.  Over time, the neighborhoods can take on a 
“hometown” feel as they mature.  All areas will have access to convenient modes of 
transportation options as an integral component and as an alternative to the automobile, 
including walking, bicycling, and use of a segway or golf cart.  A series of neighborhoods 
will provide a variety of housing types, priced to meet the needs of employees and attract 
a wide range of market segments.   
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Lake Placid Groves will offer a variety of home types to accommodate the needs of most 
residents, ranging from quality rental homes to age-restricted units for those adults 55 and 
over.  The thoughtful layout combined with the diversity of homes results in a 
neighborhood that is full of picturesque places for friends and family to gather; a place that 
they can call home.  All of the homes will be built for energy and water conservation.   The 
design of Lake Placid Groves incorporates the use of native plants for creating butterfly 
gardens, bird habitats, and microclimates, emphasizing the return to Florida’s natural 
environment.  The preservation and re-use of the water resources within the project 
contributes to the conservation of our state’s most precious resource.  The use of rain 
barrels to capture roof run-off and watering holes to allow water to infiltrate back into the 
ground set an example for communities of the future.  As a return to home gardens and 
food production becomes part of the eco-friendly lifestyle, each home will have the 
opportunity to use community gardens, and where possible, individual gardens.  This will 
allow homeowners to use composting for fertilizing their vegetables, share their harvest 
with friends and neighbors, and enjoy the physical activity while creating a healthier, 
natural environment.  
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II. HIGHLANDS COUNTY LARGE SCALE COMPREHENSIVE PLAN AMENDMENT 
APPLICATION  

 
 

Highlands County, Florida 
Development Services Department Application 

(Check all that apply) 
 

   Zoning Map  Atlas amendment (Code of Ord.Chapter 12): Change from:      to      Sec.II-VI 
   Small Scale Comprehensive Plan Map Amendment: Change from       to      Sec.II-VIII  
  X Large Scale Comprehensive Plan Map Amendment: Change from AU   to MU Sec.II-VIII 
   Zoning Text Code of Ord. Chapter 12: Change from       to       
   Comp Plan Text        
Note: All amendment applications require Affidavits if Agents are to be used: See attached affidavit forms. 

 
SECTION I: STAFF USE ONLY : 
 
Case Number :  CPA- 0   -         S    P&Z Number:                   Date of Application:     __   
                        
Amount of Fee:                Receipt No.:               Tax Map No.:       
 
Hearing Dates : 1st LPA         1st P&ZC        1st BOCC        
************************************************************************************************************* 
This application has been reviewed for completeness and determined sufficient. 
 
 
______________________________      ______________________________
Signed: Planning Supervisor            Date  Signed: Zoning Supervisor                Date 
____________________________________________________________________________________ 
 
PLEASE PRINT OR WRITE CLEARLY A LL REQUESTED INFORMATION:   This application and all 
required supplemental information must be properly completed according to the instructions. All 
information and exhibits submitted in connection with the application will become a permanent part of the 
public records of Highlands County. Please submit the application to the Zoning Department to be 
checked for completeness by staff before the applicable deadline. The Department accepts no 
responsibility for the completeness and accuracy of the application and will not advertise the application 
for public hearing until all information requested is determined to be accurate and complete. It is 
recommended that the applicant, agent or representative be present at the public hearing. 
 

 
SECTION II: APPLICANT & PROPERTY INFORMATION: 
 
1.  Name of Property Owner:  If more than one, all owners must sign the Owner’s Affidavit (attached), 
which must accompany the application. 
 
Print Name:  7L Lake Placid LLC  
 
Mailing Address: PO Box 1690 Tampa, Florida 33601  
 
Daytime Telephone No.  (813) 470-5009   E-Mail Address: Terrey.Dolan@lykes.com  
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Owner’s Affidavit located in Section X. Application Attachments – Attachment 2 
 
Owner’s (Corporation) Affidavit is attached in the Addendum as Attachment 2a. 

 
2.  Name of Agent:  Complete the Agent’s Affidavit (attached) from property owner, which must 
accompany the application, giving the agent authority to represent this application. 
 
Print Name: Terrence S. Dolan  
 
Mailing Address:  3200 Bailey Lane, Naples, Florida 34105  
 
Daytime Telephone No.  (239)  434-8982  E-Mail Address: Terrey.Dolan@lykes.com  
 

Agent’s Affidavit located in Section X. Application Attachments – Attachment 3 
 
3.  Legal Description and Strap of Property Covered by Application: If subdivided: Lot, block, 
complete name of subdivision, plat book, page number, section, township and range. If metes and 
bounds description, complete description, including section, township and range.  
 
Please see Section X. Application Attachments – Attachment 4  
  
 
 

STRAP No. C- 0  1 - 3 6 - 2 9 - A 0 0 - 0 0 1 0 - 0 0 0 0; STRAP No. C - 0  1 - 3 6 - 2 9 - A 0 0 - 0 0 2 0 - 0 0 0 0;    
 
STRAP No. C- 0  2 - 3 6 - 2 9 - A 0 0 - 0 0 7 0 - 0 0 0 0; STRAP No. C - 0  3 - 3 6 - 2 9 - A 0 0 - 0 0 6 0 - 0 0 0 0; 
 
STRAP No. C- 0  7 - 3 6 - 3 0 - A 0 0 - 0 0 4 0 - 0 0 0 0; STRAP No. C - 1  1 - 3 6 - 2 9 - A 0 0 - 0 0 1 0 - 0 0 0 0;    
 
STRAP No. C- 1  2 - 3 6 - 2 9 - A 0 0 - 0 0 1 0 - 0 0 0 0; STRAP No. C - 1  2 - 3 6 - 2 9 - A 0 0 - 0 0 2 0 - 0 0 0 0; 
 
STRAP No. C- 1  2 - 3 6 - 2 9 - A 0 0 - 0 0 3 0 - 0 0 0 0; STRAP No. C - 1  2 - 3 6 - 2 9 - A 0 0 - 0 0 4 0 - 0 0 0 0;    
 
STRAP No. C- 1  2 - 3 6 - 2 9 - A 0 0 - 0 0 5 0 - 0 0 0 0; STRAP No. C - 1  3 - 3 6 - 2 9 - A 0 0 - 0 0 1 0 - 0 0 0 0 
 
STRAP No. C- 1  4 - 3 6 - 2 9 - A 0 0 - 0 1 3 0 - 0 0 0 0 
 
4.  Street Address of Property Covered by the Application:  13100 CR 17, Sebring, FL; 13600 CR 17, 
Sebring, FL; 13600 US 27, Sebring, FL; 108 Dinner Lake Rd, Lake Placid, FL; 3050 CR 17, Lake Placid, 
FL; 100 Lake Nellie Dr, Lake Placid, FL; 7 Lykes Rd, Lake Placid, FL; and 13200 CR 17, Sebring, FL  
  
 

 
SECTION III:  INFORMATION ABOUT EXISTING USES:  
 
5.  Name of Project, Subdivision, or Overall Project  or part of a larger project if applicable: Lake Placid 
Groves DRI   
 
6.  Current Use of the Property: Number of existing dwelling units, type of commercial or industrial, etc.,    
 Citrus Groves with accessory dwelling units and office headquarters  
 
7.  Existing Zoning District: Agriculture (AU)  Existing Land Use Classification:   Agriculture (AU) 
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8.  Vesting:   Is the property vested for specific property rights?  [�� ] Yes   [�3] No    
If yes, explain:        
 
9.  Is this hearing being requested as a result of a code violation?  [�� ] Yes   [�3] No    
If yes, explain:        
 
10. Has a public hearing been held on this property within the last 12 months?  [�� ] Yes   [�3] No   
If yes, in whose name and when?        
 
11. Existing Property Information:   Size of Property (width) varies feet; (depth) varies feet, Street 
frontage varies feet, water frontage varies feet,   Total acres: 2,182.   
 
If different from the total acreage, the upland or developable portion is 1,892+/- acres. 
 
Existing impervious surface, i.e., building footprints + paved parking + other paved areas = 137,231 sq.ft. +/- 
 
12. Are there existing structures on the property?  [�3] Yes [�� ] No    
If yes, what type?  (CBS, frame, Stucco, other). Frame/CBS   
 
If multiple units, the number of dwellings per building? N/A  
 
13. Uses on the Adjacent Properties:  Also indicate whether the adjacent property is within another 
jurisdiction and indicate that jurisdiction’s number of dwellings per building. 
 

 Existing Uses FLUM Designations Zoning Districts 
North Citrus Grove AU AU 
East Conservation  AU, CM AU 
South Citrus Grove AU, R, B AU, B3 
West Agriculture AU, R, B AU, B2, B3, I2, R1A 

 
************************************************************************************************************ 
SECTION IV:  INFORMATION ABOUT THE PROPOSED USE: 
 
14. Proposed Use:  Uses desired which are not permitted by the present land use designation (Future 
Land Use Map) or zoning district.   
Mixed use consisting of Single & Multi-Family Residential, Commercial, Office, Light Industrial, Hotel 
rooms, and Golf Course  
 
15. Proposed Number of Dwelling Units desired or number of Square Feet of Commercial space: 
4,075 Total Dwelling Units, 207,500 SF of Office, 500,000 SF of Commercial, 312,500 SF of Light 
Industrial, 150 hotel rooms, and 18-Hole Golf Course   
       
 
Residential Density: The proposed maximum density is 1.87  units per gross acre. (See FLU Policy 
1.3.B. TABLE 1.3) 
  
Commercial Intensity:  The proposed maximum intensity is 1,020,000 square feet at 0.11 Gross FAR 
(Floor Area Ratio, see FLU Policy 1.3.E) 
 
Estimated Population Generated:  The proposed projected population is determined by multiplying the 
proposed total number of units 4,075 x 2.3 (average persons per household Year 2000 Census) equaling  
 9,373 persons in the development. 
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Commercial or Industrial:  The proposed intensity is determined by multiplying the area of the property 
by the applicable FAR (Floor Area Ratio) for the total of 1,020,000 square feet GFA (Gross Floor Area). 
Provide additional information if necessary. 
 
16.  Proposed Development Standards (if applicable) 

a.   Proposed parcel size (if increasing area with this application) N/A   sq.ft./acre 
b.   Proposed impervious surface area: building footprints + paved parking + other paved areas  
 =  Determined at PUD    sq.ft. 
c.   Proposed percent (%) of impervious surface: Impervious surface area (sq.ft.) divided by parcel 

size (sq.ft.) = ��Determined at PUD� � � � � � � �% 
d. Proposed Floor Area Ratio (FAR): Gross floor area of building (sq.ft.) divided by parcel size (sq.ft.) 

= ��Determined at PUD� � � � � � � � FAR 
 
17.   Proposed date that development will begin: 2010  
 
18.   Reasons the application should be approved: See Section IV. Justification for Request  
 
 
************************************************************************************************************************ 
SECTION V:  TAX MAP AND OW NER’S OR AGENT’S AFFIDAVIT:  
 
19.   Tax Map:  Using a Tax Map that may be secured from the County Appraiser’s Office, delineate the 
boundary of the proposed development site and its location on the map. 
 

See Section X. Application Attachments – Attachment 1 
 
20.   Owner’s and/or Agent’s Affidavit:  An Owner’s and/or Agent’s Affidavit(s) must be completed and 
submitted as part of all  applications. 
 

See Section X. Application Attachments – Attachments 2 and 3 
Owner’s (Corporation) Affidavit is attached in the Addendum as Attachment 2a. 

 
************************************************************************************************************************ 
 
SECTION VI:  ADDITIONAL ZONING AMENDMENT INFORMATION:  In the event a rezoning is 
proposed, this Section of the application, in addition to the preceding Sections, must be included for the 
application to be determined complete. 
 

A rezoning is not proposed at this time. 
 
21.  Map Properties Within 500 Feet:  Include a drawing, sketch or a copy of the Tax Map showing each 
parcel of land within 500 feet  of the property being considered in the application. (Scale at 1” = 200’, if a 
drawing or sketch is being used.) 
 
22.  List of Property Owners:  List all current property owners within a 500 feet radius of the property 
being considered for a rezone, including names, mailing addresses, legal descriptions and STRAP 
numbers of their properties. If the property being considered for a rezone is in areas currently zoned 
Agriculture, a minimum of 6 names is required of property owners adjacent to or in the vicinity of the 
rezoning being requested. (Attach separate sheets to this application.) 
 
23.   Surrounding Property Owners:  Have you discussed this rezoning request with the surrounding 
property owners? [�� ] Yes   [�� ] No 
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24.  Contract to Sell:   Is this property under contract to sell contingent on the rezoning? [�� ] Yes [�� ] No 
 
25.  Proposed Flexible Unit De velopment (FUD) – Site Plan :  A Site Plan is required for all Flexible 
Unit Developments which indicates building locations, streets, site access, off-street parking, water 
courses or bodies, buffers, setbacks (dimensions), and environmentally sensitive areas. Accompany the 
site plan with a letter of intent describing proposed dwelling unit density, setbacks from property 
boundaries and distances between buildings. (See Section 12.05.291 of the Code of Ordinances for FUD 
requirements. If PD see Section 12.05.290.) 
 
26.   Pre-Development Conference:   Was a Pre-Development Conference held with all involved County 
Departments prior to filing this application?  [�� ] Yes  [�� ] No    
If Yes, what were the results?  
 
27.   Proposed or Existing Plat:  If it will have a bearing on the application, or if more than one 
zoning/land use classification is being requested, it is necessary to show the exact areas to be covered 
by the different zone/land use classifications. The legal description of each different zone/land use 
classification is requested and must be included. (Attach to the application if applicable.) 
 
28.   Land Survey:  Copy of survey by a Florida registered land surveyor may be required and attached to 
the application. 
 
29.   If Liquor, Beer or Wine Use:  (See Highlands County Code of Ordinances.) 
 
30    If Excavating:   Provide profiles and topographical plan or sketch of the proposed excavation and its 
perimeters. 
 
31.   Dedications:  Show all dedications or easements within or abutting the property that is the subject 
of the application. 
 
************************************************************************************************************************ 
 
SECTION VII:  ADDITIONAL INFORMATION RE QUIRED PERTAINING TO PUBLIC FACILITIES:  
 
32.   Potable Water:   The proposed development will be served by an off-site central potable water 
system.  [�� ] Yes   [�3] No 
 
 

See Attached Public Facilities and Se rvices Section VII. A.  Potable Water 
 
 

If Yes, the potable water system requirements will be accommodated by the _____water system. 
 
The Applicant must provide  the following data of the water system that will be used: 
a.  The facility has the designed capacity for pumping and treating N/A MGD (million gallons per 

day). 
b.  The facility has a permitted capacity for _____ MGD. 
c.  The facility has an average demand or committed capacity for  ______ MGD. 
d.  The facility has an excess capacity of____  MGD. 
e.  This proposed development will require approximately _______ MGD. 
 
Note:   The required level of service (LOS) for potable water for Highlands County is:  RV Park: 

75 GPD (gallons per day); Mobile Home Park: 100 GPD; Single Family or Multiple Family: 
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120 GPD. (See the attached model letter requesting this information from the respective 
servers.) PLEASE ATTACH THEIR LETI'ER TO THIS APPLICATION. THIS 
APPLICATION WILL NOT BE COMPLETE VVlTHOUT THIS LEI-rER. 

If No, the proposed development will be sewed by an on-site potable water (well) system, that will ,•b•esigned to connect to a central water system when it becomes available. 
Applicant's Initial 

33. Sanitaw Sewer (Waste Water Treatment): The proposed development will be served by an off- 

site central wastewater treatment system. Yes v•] No 

See Attached Public Facilities and Services Section VII. B. Wastewater 

If Yes, the wastewater treatment system requirements will be accommodated by the 
system. 

The Applicant must provide the following data of the wastewater treatment system that will be 
used: 
a. The facility has the designed capacity for treating MGD (million gallons per day). 
b. The facility has a permitted capacity for MGD. 
c. The facility has an average demand or committed capacity for MGD. 
d. The facility has an excess capacity of MGD. 
e. This proposed development will require approximately.__ MGD. 

Note: The required level of service (LOS) for wastewater treatment for Highlands County is: RV 
Park: 75 GPD (gallons per day); Mobile Home Park: 100 GPD; Single Family or Multiple 
Family: 120 GPD (See the attached mode/letter requesting this information from the 
respective servers) PLEASE ATrACH THEIR LETTER TO THIS APPLICATION. THIS 
APPLICATION WILL NOT BE COMPLETE WITHOUT THIS LETTER. 

If No, the proposed development will be served by an on-site wastewater • 
beatment facility that w•jLbe designed to connect to a central wastewater treatment system when 
it becomes availabl•ldicant'$ Initial 

34. Surface Drainage: (we) certify that storm water management will comply with the requirements of 
Section 12.13.104.F of the Highlands County land development regulations (See County Engineer) and 
the applicable water manageme•q•rict regulations: 

v/] Yes No •""•]--.-• Applicant's Initial 

See Attached Public Facilities and Services Section VII. C. Surface Drainage 

Note: The required level of service (LOS) for the County is premised upon the applicable water 
management district standards. 

SFWMD: 25-yead24-hour storm event (peak discharge, 25-year136-hour) 
SWFWMD: 25-year/24-hour storm event (peak discharge, 25-year/24-hour) 

Applicants must utilize the appropriate water management district standards for drainage 
procedures and methods to assure that post-development run-off will not exceed pre- 
development run-off for a minimum of 24-year/24-hour storm event, and that Best Management 

Highlands County Application 11.7 
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Practices shall be utilized to meet or exceed state water quality standards. Direct discharge into 
designated        outstanding Florida waters requires a treatment area 1.5 times standard area. 

 
35.   Solid Waste Disposal:   The proposed development will be served by the Reliable Sanitation refuse 
collection company.  
 

 
See Attached Public Facilities and Serv ices Section VII. D. Solid Waste Disposal  
 

 
Note:   The required LOS for the County is based upon the landfill capacity to accommodate at 
least 5.21 pounds/person/day. 

 
36.   Recreation and Open Space:  The recreation and open space LOS adopted by Highlands County 
will be met at the time of development which will include, in part, the following facilities, if any: 138 acres 
of parks and open space areas  
 

 
See Attached Public Facilities and Servi ces Section VII. E. Recreation and Open Space  

        
 
Note:  The required level of service for the County is to provide adequate facilities to maintain a 
County-wide standard of 22.5 acres/1000 population or: Modified Community Park = 2.0 
acres/1000 population; Urban District Park = 0.5 acres/1000 population; and, Regional Park = 
20.0 acres/1000 population. 

************************************************************************************************************************ 
SECTION VIII:  ADDITIONAL CO MPREHENSIVE PLAN INFORMATION:  This Section will require that 
all the foregoing information has been provided and is complete. 
 
37.    Schools:   Every application requesting a land use change, that will generate new residential dwelling units 
and a permanent population, will secure from the Highlands County School District a letter  that will certify 
information pertaining to the following concerns based upon the location of the Applicant’s property: (See the 
attached model letter requesting this information from the School District) PLEASE ATTACH THEIR LETTER TO 
THIS APPLICATION. THIS APPLICATION WILL NOT BE COMPLETE WITHOUT THIS LETTER. 
 

The Highlands County School Board response lett er is attached in Section X. Application 
Attachments as Attachment 6. 

 
a.    The anticipated number of students that will be generated by the proposed development:  774 
            
b.    The School to be assigned the anticipated students:  
 Lake Placid  Elementary School Attendance Zone 
 Lake Placid  Middle School Attendance Zone 
 Lake Placid  High School Attendance Zone 
        
c.    Existing excess capacity of:   

   
-197 in  Lake Placid  Elementary School to accommodate the students. 
 280 in  Lake Placid  Middle School to accommodate the students. 
 343 in  Lake Placid  High School to accommodate the students. 
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38.   Wetlands, Xeric Uplands and/or Cutthroatgrass seeps are on the property. 
Provide a copy of the Conservation Overlay Map No.115A, 115B, 115C, 115D, and 116A  (Secure from 
the Planning Department) indicating the presence of one or more of the protected habitats. If the 
habitat(s) is (are) present and a Simplified Environmental Clearance Report (SECR) or an Environmental 
Clearance Report (ECR) has been done, please submit a copy with this application. (See comprehensive 
plan NRE Policy 3.3 for requirements) If Environmental Clearance has been granted, attach a copy of the 
letter from the Planning Department granting the clearance. See comprehensive plan NRE Policy 3.3.A.2. 
to determine if an exemption is applicable. (It is the responsibility of the Applicant to investigate this.) 
 

See Section X. Application Attachments - Attachment 6: Natural Resources 
 
39.   Surface Water:  List all lakes, streams, rivers, and other water bodies on the property or within 1000 
feet of the boundaries of the property. Please see Map 9 Surface Waters.  
 
40.   Flood Hazard Areas:  Are flood areas on the property?  [�3] Yes   [�� ] No   If present, indicate the 
location of the area(s) on a map provided by the Applicant, or indicate the FEMA Map no. Please see 
Map 7 Topography and FEMA Flood Zones 
 
41.    Historic Properties:  Are historic resources on the property?  [�� ] Yes   [�3] No   If present on the 
property, indicate on a map, provided by the Applicant, and the current address of the historic structure. 
 

See Attached Section VI. (H). Hi storic and Archaeological Resources 
 
42.   Archaeological Resources:   Are archaeological resources on the property?  [�� ] Yes   [�3] No   If 
present on the property, indicate on a map, provided by the Applicant, the location and the Florida Master 
Site File (FMSF) number of the archaeological site N/A .  Determine if the parcel lies within an area of 
High probability of having undiscovered archaeological resources. (See maps on file in the Planning 
Department.) 
 

See Attached Section VI. (H). Hi storic and Archaeological Resources 
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ENGINEERING INFORMATION ON THE THIS PAGE IS TO BE SECURED BY THE APPLICANT. 
 
43.   Traffic Levels of Service:   Roadway Levels of Service Standards are established by TE Policy 
9.1 which are as follows: 
   
  Functional Classification    Peak-Hour/Peak-Season  

 Level of Service   
 Principal Arterial C 
 Minor Arterial C 
 Rural Major Collector C 
 Rural Minor Collector C 
 Local Streets C 
     
Before this application is determined to be complete, the Applicant is responsible for securing from the 
County Engineer or designee a determination as to whether a Comprehensive Plan Traffic Study is 
required for this amendment.  If a Land Development Traffic Assessment (LDTA) or Comprehensive 
Plan Amendment Impact Study (TIS) is not required, this application is to be endorsed confirming 
clearance: (to be circled by Reviewer) 
 
A.  Small Project:  No Traffic Impact Study Required. 

B.  Minor Land Development Traffic Assessment or Comprehensive Plan Amendment Traffic 
Impact Study:  A development which generate 50 but less than or equal to 1,000 average daily 
trips. 

 1.  Required with this application. 

 2.  Required at the time of development 

C. Major Land Development Traffic Assessment or a Comprehensive Plan Amendment Traffic  
Impact Study: a development which generate more than 1,000 average daily trips. 
1. Required with this application 

2. Required at the time of development 

 
 
____________________________________ ______________________________________ 
Reviewer’s Signature   Date  County Engineer’s Signature       Date 
 
44.    Comprehensive Plan Amendment Traffic Analysis: In the event this application is for a Large 
Scale Plan Amendment, a Comprehensive Plan Amendment Traffic Impact Study (TIS) shall be 
required. The Applicant and/or the traffic consultant are/is required to schedule a Pre-Application 
Conference with the County Engineer to determine the TIS scope, methodology and submission 
requirements. A completed TIS is to be submitted with this application before it is determined complete 
for processing. THIS APPLICATION WILL NOT BE COMPLETE WITHOUT THE TRAFFIC IMPACT 
STUDY. The Applicant is to be aware of the time required to complete the TIS and the application 
submission due dates for large Scale Plan Amendments.  
 
 See attached Appendix E Transportation Analysis 
 
45.    Preliminary Concurrency Evaluation: Completion of a Comprehensive Plan Amendment Traffic 
Study and approval of the Plan Amendment by the BCC does not provide Concurrency Approval. A 
separate application for Concurrency Determination is provided and administered by the County 
Engineer.  
   

END OF APPLICATION 
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III.  TYPE OF REQUEST 
 

The request is for an amendment to the Highlands County Future Land Use Map for the 
Lake Placid Groves DRI site, consisting of 2,182 acres +/-.  The site is currently within the 
Agriculture (AU) category.  This request is to redesignate the site to the Mixed Use 
Development (MU) land use category.  The Adopted Future Land Use Map and the 
Proposed Future Land Use Map depicting the land uses changes can be found in Section 
XI Maps. Table 1 identifies the total acreage and the existing and proposed land uses for 
the proposed amendment area.   

 
Table 1 

Existing and Proposed Future Land Use Classifications 
by Acres for the Subject Site 

 

Acres Future Land Use Categories within the 
Proposed Amendment Area Existing Proposed Change 

Agriculture 2,182 0 2,182 - 
Mixed Use Development 0 2,182 2,182 + 

Total 2,182 2,182 0 

 Source:  WilsonMiller, Inc. (September 2008) 
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IV.  JUSTIFICATION FOR REQUEST 
 
A new mixed-use community seven miles south of Sebring in Highlands County, Lake 
Placid Groves is envisioned as a model of sustainability for Florida.  Lake Placid Groves 
will be a community that enhances Highlands County’s surrounding system of open-space 
and conservation lands, and integrates economic diversification and job creation. The 
community has been designed to provide a balanced multi-modal transportation system 
that emphasizes pedestrian and bicycle connectivity while creating neighborhoods which 
offer a variety of housing, amenities and life styles, with conveniently located commercial 
uses. 
 
Community structure and programming will emphasize the natural attributes, active and 
passive recreation, walkable neighborhoods, and provision of a wide range of homes to 
accommodate a diversity of lifestyle options.  The Lake Placid design concept began with 
the identification, inventorying and protection of important natural resources, sensitive 
ecosystems, open spaces and cherished views. 
 
A variety of offices, shops, services and open spaces are planned to support the area 
residents with concentrations of shops and offices in the Community Square providing 
important services and job opportunities within easy walking distance of residences.  The 
Community Square will incorporate a vibrant mix of residential and employment uses 
providing residents with a vibrant blend of opportunities to live, work, shop and play within 
a closely defined area.  The Community Square and its featured open space, “celebration 
plaza”, will provide community identity and sense of place, and will be the unifying element 
between the neighborhoods and employment centers.  In addition to promoting social 
gatherings and special functions, a Farmer’s Market on weekends will maintain a unique 
small town character.  Buildings range from midrise multi-use commercial/office uses to 
townhomes and small corner shops.  People on foot or bike can enjoy interesting 
storefronts at ground level with benches, public art, on-street parking and wide sidewalks, 
creating an appealing streetscape.   
 
Fundamental to the Lake Placid Groves vision is the creation of a new and expanded job 
base to diversify and grow Highlands County’s employment opportunities.  Regional 
centers for business, research facilities and industry will be created to accommodate the 
new and expanding targeted businesses presently being lost to Highlands County 
because of a lack of land and facilities.  Lake Placid Groves provides an opportunity to 
create a business park to accommodate manufacturing, warehouse, and distribution 
facilities along the US 27 corridor.   
 
Residential neighborhoods will provide for a projected unmet demand for more 
homeownership, including traditional single-family homes, as well as townhouses and 
condominiums and apartments in predominately mixed use areas near jobs and shopping.  
Bringing housing closer to jobs can reduce overall commute times as well as create more 
attractive communities where people can walk, bicycle or ride public transit between work 
and home. This can have a positive impact on quality of life and the environment.  The 
overall traditional character emphasizes the front porch, the use of time-honored material 
and the elevation of homes to minimize any disturbance to the natural surroundings.  Over 
time, the neighborhoods can take on a “hometown” feel as they mature.  All areas will 
have access to convenient modes of transportation options as an integral component and 
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as an alternative to the automobile, including walking, bicycling, and use of a segway or 
golf cart.  A series of neighborhoods will provide a variety of housing types, priced to meet 
the needs of employees and attract a wide range of market segments.   

 
A. Residential Land Use Needs Analysis  
 

A Residential Land Use Needs Analysis was conducted in consideration of this 
comprehensive plan amendment by Fishkind & Associates, Inc. in October 2008.  The 
report verifies that there is a need to amend the Highlands County Comprehensive Plan in 
order to provide an adequate supply of housing to satisfy the needs of residents through 
the year 2030.  The analysis is based on the demand generated by the 2030 population 
projections and the residential supply available on the 2030 Future Land Use Map of 
Highlands County.   
 
The Highlands County Board of County Commissioners (BOCC) submitted population 
projections in their most recent Evaluation and Appraisal Report.  The projections are 
higher than the University of Florida’s BEBR Medium series projections but lower than the 
High series.  The County believes this to be a more accurate reflection of their growth 
because previous forecasts by BEBR have been inaccurate and there have been 
discrepancies between the BEBR estimates and actual building permit data.  For these 
reasons, the County has projected a population of 156,850 permanent residents in Year 
2030. 
 

The significant increase in residents to Highlands County requires a corresponding need 
for additional residential units.  In the past, the number of persons per household (pph) 
has varied between 2.28 and 2.30.  Fishkind has projected that between Year 2010 and 
Year 2030 the number of persons per household will average 2.28.  Using the County’s 
population projections and an average of 2.28 pph, the total number of permanent 
households anticipated can be estimated.  The permanent demand must be adjusted for 
seasonal use and normal occupancy/vacancy rates.   According the Evaluation and 
Appraisal Report, the estimated seasonal/vacancy rate is 20%.  Applying this rate to the 
data produces a demand for 82,553 housing units by the year 2030, see Table 2 below. 
 

Table 2 
Highlands County Housing Unit Demand Calculations (2010 – 2030) 

 
 2010 2015 2020 2025 2030 

Population – 
Permanent 

108,200 120,125 132,050 144,450 156,850

PPH 2.28 2.28 2.28 2.28 2.28
Permanent 
Households 

47,456 52,686 57,917 63,355 68,974

% 
Seasonal/Vacant 

20% 20% 20% 20% 20%

Seasonal 
Households 

9,491 10,537 11,583 12,671 13,759

Housing Units 56,947 63,224 69,500 76,026 82,553
Source: Fishkind and Associates, Inc. (October 2008) 
 



Highlands County 
Comprehensive Plan Amendment 

Justification for Request IV.4
 

Residential categories on the Future Land Use Map must have an adequate supply of land 
or existing dwelling units to meet this housing unit demand or the map will have to be 
amended to create a sufficient supply.  To determine what the current land use map can 
accommodate the allowed density of each land use category and the actual densities 
achieved must be considered; as well as developable, vacant acreage; and approved and 
proposed developments. Taking the previously mentioned factors into consideration, the 
current holding capacity of the Future Land Use Map is 194,912 units.  A market factor 
must then be applied to ensure that adequate market flexibility is provided.  Based on the 
growth potential of the County, a market factor of 2.50 was used.   The current housing 
capacity of Highlands County, 194,912 doesn’t meet the recommended allocation ratio of 
2.50. The adopted Future Land Use Map doesn’t provide sufficient market flexibility to 
accommodate future growth.  Table 3 indicates the housing unit capacity required to meet 
the minimum allocation ratios. 
 
 

Table 3 
Additional Housing Capacity Required to Meet Recommended Allocation Ratios 

 
 2030 
Housing Demand 82,553 
Recommended Allocation Ratio 2.50 
Housing Capacity Required 206,382 
  
Current FLUM 2030 Housing Capacity 194,912 
  
Additional Housing Capacity Needed 11,470 

Source: Fishkind and Associates, Inc. (October 2008) 
 

 
As shown in Table 3, the Highlands County Future Land Use Map does not have the 
adequate capacity to allow for the projected population growth through 2030.  An 
additional 11, 470 units will be needed to meet this demand.  The Lake Placid Groves DRI 
Project will provide 4,075 units, approximately 35% of the total units needed. 

 
 
B.  Fiscal and Economic Impacts  
 

An analysis of the fiscal and economic impacts of the proposed amendment was also 
conducted by Fishkind & Associates, Inc. They developed a Fiscal Impact Analysis Model 
(FIAM) under contract with the Florida Department of Community Affairs (“DCA”).  FIAM is 
designed to serve as the prototype fiscal and economic assessment tool for local 
governments in Florida.   
 
Table 4 below shows that the Project pays for itself in total in terms of fiscal impacts to the 
County.  The total positive net fiscal impact to the County is $9.4-million over a 20-year 
period.  This number represents operating and capital revenues generated by the Project 
in excess of the cost of services and capital improvements necessary to serve the Project.   
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Table 4   
Summary of the Project 20-year Cumulative Fiscal Impacts 

 
  Total  Present Value*  

Total Operating Revenue $179,240,003 $54,014,171 
Total Operating Cost $166,128,539 $50,185,339 

Net Operating Impact $13,111,464 $3,828,832 

     
Total Capital Revenue $45,907,690 $23,990,123 
Total Capital Cost $49,604,872 $25,957,415 

Net Capital Impact -$3,697,182 -$1,967,293 

     
Net Total Impact $9,414,282 $1,861,540 

    *(20 years @ 10% discount rate)     
Source: Fishkind & Associates, Inc. (October 2008) 

 
The net present value (“NPV”) of the fiscal impact on the County over this period is $1.9-
million.  The NPV calculation indicates the value of a future investment in today’s dollars.  
The NPV formula takes the annual revenues, expenses, or net impacts and discounts 
them by a present value factor of 10% a year over a specified period of time.  The positive 
net present value demonstrates that the Project pays for itself in terms of impacts to the 
County.   
 

The Project will generate a taxable property value of $896.7-million at build out growing to 
$991.5-million in 20 years from the start of construction.  Utilizing the 2007 general fund 
millage rate of 7.3544, The County will see an increase of $85.1-million in ad valorem tax 
revenue collection from the Project over a 20-year period.   
 

In addition to fiscal impacts, there is a substantial economic benefit to be derived from the 
Project’s development.  As indicated in Table 5 total sales output within the area from the 
Project is expected to average $295.9-million annually over a 20-year period.  Direct and 
indirect employee earnings are forecasted to average $118.2-million annually over a 20-
year period.  

  
Table 5 

The Project 20- year Average Annual Economic Impacts 
      

Economic Impacts Direct Impacts Indirect Impacts Total Impacts 

Jobs 2,876 1,289 4,165 
Output/Total Sales $207,455,066 $88,401,693 $295,856,759 
Earnings $87,273,651 $30,940,592 $118,214,243 

Source: Fishkind & Associates, Inc. (October 2008) 
 

These are substantial fiscal and economic contributions to the local economy that will 
benefit the County in a positive way.   
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The Project will have a positive fiscal impact to the Highlands County School System 
through the generation of school impact fees and on-going school capital ad valorem 
taxes. 
 
Table 6 below shows that the proposed project will generate 774 students when complete.  
The present value of the net capital impact to the School District is $4.0-million over 5 
years, $6.8-million over 10 years and $6.7-million over 20 years.   
 

Table 6 
The Project’s School Impacts 

 

School Impacts 5 Years 10 Years 20 Years 

  New Students 231 537 774
  PV of Capital Impacts $4,038,022 $6,769,047 $6,737,983

Source: Fishkind & Associates, Inc. (October 2008) 
 
The Project will be a revenue generator to the County for many years to come by 
increasing the overall taxable property base, paying for more than its fair share for 
services and providing an economic stimulus for the area in terms of creating jobs and 
generating respectable incomes. 
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V.  DESCRIPTION OF PROPERTY/ADJACENT USES  
 

The subject site is approximately 2,182 acres designated as Agriculture (AU) on the 
Highlands County Future Land Use Map and Zoning Map and consists mainly of citrus 
grove operations.  See Map 2 Adopted Future Land Use Map and Map 4 Zoning Map. 
 
The site is bound by and linked to extensive strategic habitat and conservation areas to 
the east and FNAI managed lands are located to the northwest, opposite US 27.  
Additional citrus and agricultural lands are located generally to the north and south; and 
residential uses are located generally to the southwest.  Adjacent property uses are 
described in Table 7. 

 
 

Table 7 
Subject Site and Adjacent Property Land Uses 

 
 Existing Uses Future Land Use 

Designations 
Zoning Districts 

Subject Property Citrus Groves AU AU 
North Citrus Groves AU AU 
South Citrus Groves AU, R, B AU, B3 
East Conservation AU, CM AU 
West Agriculture AU, R, B AU, B2, B3, I2, R1A 

Source: WilsonMiller, Inc. (September 2008)
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VI. NATURAL RESOURCES/FEATURES OF SUBJECT PROPERTY  
 

A.  Site Description  
 

The proposed Future Land Use Map amendment includes 2,182 acres in unincorporated 
Highlands County, Florida.  The site is generally located by US 27 on the west, a FNAI 
managed conservation area to the east, Josephine Creek on the north, and the three Lake 
Nellies to the South.   
 
Citrus groves are the dominant land cover within the project area, occupying 
approximately 1,709 acres.  Water features including ‘Stream and Lake Swamps 
(Bottomland)’ and ‘Lakes Larger than 10 ac but Less than 100 ac’ occupy the second 
largest areas.  ‘Other Open Lands <Rural>’ is the third largest land use/land cover on the 
site.  Map 5 FLUCCS and Table 8 presents the land uses/land covers on the site. 

 
TABLE 8 

EXISTING LAND COVER/USES 
 

FLUCCS 
Code FLUCCS Description Acres 1 

(approx.)

111 Fixed Single Family Units 30.5 
140 Commercial And Services 7.8 
221 Tree Crops 1,708.9 
260 Other Open Lands <Rural> 104.8 
329 Other Shrubs And Brush 32.1 
434 Hardwood Conifer Mixed 5.1 
438 Mixed Hardwoods 3.1 
510 Streams And Waterways 0.4 
513 Ditches 0.1 
522 Lakes Larger Than 100 Ac But Less Than 500 Ac 1.5 
523 Lakes Larger Than 10 Ac But Less Than 100 Ac 136.2 
530 Reservoirs 2.9 
534 Reservoirs Less Than 10 Ac Which Are Dominant Features 1.2 
615 Stream And Lake Swamps (Bottomland) 120.7 
619 Exotic Wetland Hardwoods 1.9 
641 Freshwater Marshes 24.4 

TOTAL 2,181.5 
1 Acreages of wetlands presented in this CPA are approximate and subject to revision when approved 

wetland jurisdictional lines become available.  

Source: WilsonMiller, Inc September 2008 
 

As Tree Crops are the dominant land cover and use within the project limits, it is important 
to note that the land was converted to citrus groves in the 1940’s and has been actively 
managed for citrus production since.  The majority of the citrus trees are of the Valencia 
orange variety which is harvested for multiple uses.  The groves are intensively managed 
and show obvious signs of mechanical disturbance and use of herbicides and pesticides 
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for maintenance of vegetation and insects. As a result of the mechanical disturbance, use 
of pesticides, and frequent irrigation, the citrus groves provide minimal habitat value.   

 
B. Soils  

 
Thirteen soil types are identified within the limits of the subject property as categorized by 
the Natural Resources Conservation Service (NRCS) soil survey map for Highlands 
County.  The predominant soil type identified is Astatula Sand.  This type is classified as a 
non-hydric, very deep, excessively drained, and rapidly permeable soil.  The soil is the 
dominant soil on the ridge part of the county and is predominately associated with citrus, 
truck crops, and improved pastures.  Table 9 presents the soils on the site, a brief 
description of each, and the acreage.  For additional soils information and locations, 
please reference Map 6 Soils.  

 
Table 9 

Soil Descriptions and Interpretations 
 

SOIL NAME & MAP 
SYMBOL 

BRIEF SOIL 
DESCRIPTION 

HIGH WATER 
TABLE PERMEABILITY RATE Acres 

3 – Basinger  fine sand 
– depressional 

Rapidly permeable 
soils in sloughs, 

depressions, low flats, 
and poorly defined 

drainageways. 

+2.0 – 0.0 
 (Jun-Feb) 

0–6 in; 6.0–20 in/hr 
6–16 in; 6.0–20 in/hr 

16–48  in; 6.0–20 in/hr 
48–80 in; 6.0-20 in/hr 

13.3 

4 – Duette sand- 0 to 
5% slopes 

Very deep, moderately 
well drained, 

moderately rapidly 
permeable soils on 

slightly elevated knolls 
of ridges in flatwoods 
areas of the Lower 
Coastal Plains of 

Florida.   

4.0 – > 6.0 
 (Jun – Oct) 

0-6 in; > 20 in/hr 
6-51 in; > 20 in/hr 

51-80 in; 2.0-6.0 in/hr 
 

6.4 

6 – Tavares sand- 0 to 
5% slopes 

Very deep, moderately 
well drained, rapidly or 
very rapidly permeable 
soils on lower slopes of 
hills and knolls of the 

Lower Coastal Plains of 
Florida. 

3.5 – > 6.0 
 (Jun – Dec) 

0-6 in; > 6.0 in/hr 
6-80 in; > 6.0 in/hr 102.7 

7 – Placid fine sand- 
depressional 

Very deep, very poorly 
drained, rapidly 

permeable soils on low 
flats, depressions, 

poorly defined 
drainageways on 

uplands, and flood 
plains on the Lower 

Coastal Plains. 

+2.0 – 0.0 
 (Jun – Mar) 

0-11 in; 6.0-20 in/hr 
11-80 in; 6.0-20 in/hr 

41.6 

8 – Immokalee sand 

Very deep, poorly 
drained and very poorly 
drained soils that occur 

on flatwoods and in 
depressions of 

0.0 – 1.0 
 (Jun – Nov) 

0-6 in; 6.0-20 in/hr 
6-37 in; 6.0-20 in/hr 

37-80 in; 0.6-2.0 in/hr 
43.7 
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SOIL NAME & MAP 
SYMBOL 

BRIEF SOIL 
DESCRIPTION 

HIGH WATER 
TABLE PERMEABILITY RATE Acres 

Peninsular Florida. 

9 – Astatula sand- 0 to 
8% slopes 

Very deep, excessively 
drained, rapidly 
permeable soils. 

 
> 6.0 

 

0-7 in; >20 in/hour 
7-80 in; >20 in/hour 1,641.2 

11 – Orsino sand- 0 to 
5% slopes 

Very deep, moderately 
well drained, very 

rapidly permeable soils 
on moderabely high 
ridges in the Coastal 

Plain. 

3.5 – 5.0 
 (Jun – Dec) 

0-46 in; >20 in/hour 
46-80 in; >20 in/hour 

44.9 

12 – Basinger fine 
sand 

Rapidly permeable 
soils in sloughs, 

depressions, low flats, 
and poorly defined 

drainageways. 

0.0 – 1.0 
 (Jun – Feb) 

0-6 in; 6.0-20 in/hr 
6-21 in; 6.0-20 in/hr 

21-52 in; 6.0-20 in/hr 
52-80 in; 6.0-20 in/hr 

13.3 

14 – Satellite sand 

Very deep, somewhat 
poorly drained, rapidly 
permeable soils on low 
knolls and ridges of the 

Florida flatwoods. 

1.0 – 3.5 
 (Jun – Nov) 

0-4 in; >20 in/hr 
4-80 in; >20 in/hr 

10.7 

20 – Samsula muck 

Very deep, very poorly 
drained, rapidly 

permeable soils in 
swamps, poorly defined 

drainageways, and 
flood plains. 

+2.0 
 (Jan – Dec) 

0-36 in; 6.0-20 in/hr 
36-65 in; 6.0-20 in/hr 48.4 

21 – Hontoon muck 

Deep, very poorly 
drained, rapidly 

permeable organic 
soils in fresh water 

swamps and marshes 

+2.0 
 (Jan – Dec) 

0-65 in; 6.0-20 in/hr 
65- 80 in; 6.0-20 in/hr 

82.0 

28 – Archbold sand- 0 
to 5% slopes 

Deep, well drained, 
very rapidly permeable 

sandy soils on low 
ridges of Central 

Florida. 

3.5 – 6.0 
 (Jun – Nov) 

0-4 in; >20 in/hr 
4-80 in; >20 in/hr 9.5 

Source: WilsonMiller, Inc (September, 2008) 
 

C. Topography  
 

The project site consists of mostly rolling terrain with a higher ridge running through the 
center of the site (from north to south). The highest elevation of the subject property is 125 
feet on the ridge while the lowest height is 55 feet surrounding Josephine Creek.  Refer to 
Map 7 Topography and FEMA Flood Zones for additional information.   
 
Most of the existing drainage patterns on the northern sections of the property drain into 
Josephine Creek (which cuts through the northern section of the property, from west to 
east). Basins on the western portion of the site drain to the south through overland and 
groundwater flow into the Lake Nellies where eventually, through groundwater flow, the 
runoff discharges into Grassy Creek.  
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D. Flood Hazard Areas  
 

The Lake Placid Groves amendment site is located within flood zones A and C as 
identified on the Federal Emergency Management Agency’s Flood Insurance Rate Maps 
(Map #120111-0150-B). The areas which have been identified as zone A is primarily made 
up of lakes and currently there is no development proposed in those locations. Zone C 
makes up the rest of the project area and as there is little to no flooding, development is 
proposed in these areas. It is not anticipated that there will be any new post development 
flood prone areas. Refer to Map 7 Topography and FEMA Flood Zones for additional 
information. 

 
E. Wetlands  

 
There is a total of 147�r acres of wetlands within the project area.  In detail, 121�r acres on 
site are classified as Stream and Lake Swamps (Bottomland) (FLUCCS: 615), 24�r acres 
are classified as Freshwater Marshes (FLUCCS: 641), and 2�r acres are classified as 
Exotic Wetland Hardwoods (FLUCCS: 619). These wetland categories combined make up 
approximately seven percent of the total project site.  Please note that these wetland 
extents are estimated by aerial photo interpretation and limited ground-truthing and have 
not been formally delineated or approved pursuant to Chapter 62-340, Florida 
Administrative Code (FAC).  At which point a formal delineation is completed and 
approved, the wetland extents and acreage calculations will be revised. Table 10 
summarizes the acreage for all onsite wetlands. See Map 5 FLUCCS, for the location of 
onsite wetlands. 

 
Table 10 

Summary of Onsite Wetlands 
 

Wetland FLUCCS Code FLUCCS Description 
Acres 

(approx.) 

WL/SW-2 615 
Stream And Lake Swamps 
(Bottomland) 39.7 

WL-1 641 Freshwater Marshes 9.2 
WL-2 641 Freshwater Marshes 3.6 
WL-3 641 Freshwater Marshes 1.5 
WL-4 641 Freshwater Marshes 0.8 
WL-5 641 Freshwater Marshes 0.7 
WL-6 641 Freshwater Marshes 0.2 
WL-7 641 Freshwater Marshes 3.1 
WL-8 641 Freshwater Marshes 4.3 

WL-9 615 
Stream And Lake Swamps 
(Bottomland) 81.4 

WL-10 619 Exotic Wetland Hardwoods 1.9 
WL-11 641 Freshwater Marshes 1.1 

TOTAL WETLANDS 147.4 

Source: WilsonMiller, Inc (October, 2008) 
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Note that 100 percent or 147 acres of wetlands located on site will be preserved.   
Hydroperiods of onsite wetlands will be managed through contributions from the proposed 
stormwater management system such that wetlands are not flooded or de-hydrated.  At 
minimum, upland buffers averaging 25 feet with a minimum width of 15 feet will be 
maintained around all preserved onsite wetlands. These buffers will remain in native 
vegetation where found and restored to native condition where habitat has been 
degraded. 
 
Multiple wetlands within the project limits may benefit from enhancement that includes the 
removal of nuisance and exotic vegetation.  Of particular note is the enhancement option 
of removing the dense stand of punktree located between Northwest Lake Nellie and 
Center Lake Nellie.  Once specifics are detailed concerning the stormwater management 
system, the option for hydrologic enhancement of wetlands will be evaluated.  It is likely 
that some enhancement of the hydrologic regime for multiple onsite wetlands will be 
realized through the incorporation of the wetlands into the stormwater management 
system.   
 
In addition to the upland buffers as discussed above, wetlands along the eastern boundary 
will have a linear open space/recreation area that will provide additional buffering from 
adjacent land uses.  These buffers will remain in native vegetation where found.  The 
hydrology of on-site wetlands will be maintained through the stormwater management 
system, which will be designed to sustain pre-development discharge rates and volumes 
of water in wetlands. 
 
As noted above, 100 percent of the wetlands and 100 percent of the surface waters within 
the Lake Placid Grove site will be preserved.  Extensive efforts have been made to orient 
the proposed land uses within the project site to avoid impacts to wetlands.   

 
F.  Protected Species  

 
WilsonMiller staff performed a survey of the proposed Lake Placid Groves project area for 
the purpose of identifying any species listed as endangered, threatened, or species of 
special concern (SSC) by the Florida Fish and Wildlife Conservation Commission (FWC) 
or the U.S. Fish & Wildlife Service (FWS).  The species surveys were conducted by 
WilsonMiller ecologists on August 12 through August 14, 2008.  Please note that data 
acquired during prior field visits on April 10, 2007 and May 11, 2007 was also included in 
the assessment.   
 
As a consequence of the lack of native habitat and the active management of the majority 
of the project area for citrus production, the presence of listed plant and wildlife species is 
limited to a few areas within the project area.   
 
Please see Appendix C: Listed Species for a comprehensive list of protected animals and 
plant species that are known to utilize habitats similar to those onsite.  Protected species 
observed on this site are noted therein.  Species are categorized by habitat—note that 
some species may utilize more than one habitat type.  State and federal indicator status 
for each species is also listed.  The locations of observations of protected plant and animal 
species are shown in on Map 8 Listed Species.   
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Terrestrial Species 
 
Birds 
 
Various listed wading birds have been observed utilizing the shrubs and wetlands for 
foraging nesting and/or roosting, no nests have been observed in the proposed 
amendment area.  However, potential habitat for nesting is present.  Construction 
activities would have minimal effect on the foraging habitat area because of the limited 
areas affected and the preservation of all onsite wetlands.  Additionally, sufficient adjacent 
foraging and nesting habitat will be available for birds both during and subsequent to 
construction activities.  No long term impacts to bird species are anticipated. 
 

Gopher Tortoise 
 

The gopher tortoise (Gopherus polyphemus) are widespread within the Other Shrub and 
Brush and Other Open Lands land cover areas and are listed as threatened species by 
the FWC.  Extensive surveying throughout the grove areas was conducted by vehicle and 
resulted in the observation of only one (1) gopher tortoise burrow within the citrus grove 
land use area.  As a result of the frequent mechanical disturbance, use of herbicides and 
pesticides, and frequent saturation of the bare ground under the orange tree canopy via 
surface irrigation it is unlikely that gopher tortoises inhabit the citrus groves.  Upon 
extrapolating the survey data across the total habitat, the data suggests that up to 72 
gopher tortoise burrows are likely on this site.  Utilizing the FWC 50 percent occupation 
standard, up to 36 gopher tortoises may inhabit the project site. Impacts to gopher 
tortoises are likely to result from the proposed project.  Appropriate permitting guidelines 
will be followed to relocate the gopher tortoises proposed to be impacted by the project.   
 

Sand Skinks 
 

The sand skink (Neopseps reynoldsi) is listed as threatened by the FWC and by the FWS.  
This species is found within the Other Shrub and Brush and Other Open Lands land cover 
areas. During the field visits and surveys, a total of five (5) locations containing sand skink 
tracks were identified.  No individuals were encountered; however, individuals are rarely 
encountered outside of coverboard or drift fence surveys.  It is likely that any population of 
sand skinks existing within the project area are remnant populations that have remained 
despite the changes to their natural habitat and continue to survive as a result of the 
remaining loose sand habitat with sun exposure.  An additional skink species, the bluetail 
mole skink (Eumeces egregious lividus), often occurs in conjunction with sand skinks and 
is less often observed.  Typically, when sand skinks are identified within an area it is 
assumed that bluetail mole skinks are present as well.  The majority of the areas where 
skink tracks were identified are proposed to be designated upland preservation or 
recreation/open space.  The most suitable habitat is the Other Shrubs and Brushland land 
cover area south of Josephine Creek, which is proposed as upland preservation.  As a 
result, any impacts to sand and blue-tail mole skinks or their habitats are likely to be 
minimal. 
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Florida Black Bears 
 

There is evidence that the forested wetland within and adjacent to the eastern boundary of 
the project site is habitat utilized by Florida black bears (Ursus americanus floridanus).  
Re-occurring fence damage that has been attributed to bears has occurred along the 
property boundary.  The site is fenced and the interior portion of the site is not considered 
bear habitat.  No specific observations of bears or their signs were observed during the 
field visits or survey. Impacts on Florida black bears are not anticipated to occur due to 
sufficient wildlife corridors, adjacent habitat, and the preservation of the potential bear 
habitat that occurs within the project site.   

 
Plant Species 
 
Six protected plant species were identified within the Other Shrubs and Brush land cover 
areas located north and south of Josephine Creek.  All six species of plants are listed as 
endangered as referenced by Chapter 5B-40 of the Florida Administrative Code (FAC).  
Two species, Florida Bonamia (Bonamia grandiflora) and paper nailwort (Paronychia 
chartacea), are listed as threatened by the FWS.  Two species, scrub blazing-star (Liatris 
ohlingerae) and scrub plum (Prunus geniculata), are listed as endangered by the FWS.   
 
Of particular importance are those species listed as rare, imperiled, or critically imperiled 
in Chapter 9J-2.041, FAC as these designations determine the process by which impacts 
to those species is evaluated.  Five of the observed plant species are listed as rare and 
include Florida Bonamia, Curtiss’ milkweed (Asclepias curtissii), paper nailwort, scrub-
blazing-star, and scrub plum.  The lone species that is not listed within Chapter 9J-2.042, 
FAC is the sand butterfly pea (Centrosema arenicola), which is only listed as endangered 
by Chapter 5B-40, FAC.  The protected plant species occur within the Other Shrubs and 
Brushland land cover area located south and north of Josephine Creek, which is proposed 
as upland preservation.  This preservation area will eliminate or significantly reduce the 
likelihood that protected plant species will be impacted by the proposed project.  In the 
unlikely instance that upland protected plant species are found to occur within areas 
proposed for development the appropriate permitting procedure to relocate those 
impacted plant species to the upland preservation area will be followed.   

 
G. Surface Waters  

 
The amendment subject property lies within the Peace River Basin and is situated 
between and surrounded by a regional chain of lakes and associated drainages.  Grassy 
Creek is located off the northeast corner of the site boundary and Josephine Creek 
borders the northwest portion of the site, east of U.S. 27. Both of these small streams 
meet offsite to the north and drain east to Bluff Creek which flows to Lake Istokpoga.  This 
is the largest lake in the regional area and is located approximately 0.75 miles east of the 
amendment site.  Surface water drainage is also influenced by Lake Apthorpe abutting the 
southeast site boundary. To the west of U.S. 27, surface water drains westerly from the 
amendment site to wetlands and drainage areas flowing to Lake Josephine, located to the 
northwest of U.S. 27, and Lake Francis lying to the southwest of the site.  Please refer to 
Map 9 Surface Waters for more information. 
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H. Historical and Archaeological Resources  
 

Archaeological Consultants, Inc. (ACI) was retained to conduct an archaeological and 
historical survey of the Lake Placid Groves project area. This effort determined that there 
were no historic or prehistoric archaeological sites within the property.  However seven 
potentially historic buildings were identified and recorded in the Florida Master Site File.   
 
The Florida Department of State Division of Historical Resources reviewed the seven 
historic buildings for eligibility for listing on the National Register of Historic Places 
(NHRP).  It was determined that none of the seven buildings were eligible for listing 
primarily due to alterations and compromised integrity of the buildings.  Additionally, the 
Agency states that the proposed development will not have an effect on cultural resources 
listed, or eligible for listing, on the NRHP.  The Agency also determined that the submitted 
report was complete and sufficient in accordance with Chapter 1A-46, Florida Statutes.  
For further details please refer to Appendix D. 
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VII. FACILITIES AND SERVICES  
 

The proposed Future Land Use Map amendment to the Highlands County Comprehensive 
Plan consists of changing the Future Land Use Map designation of approximately 2,182 
acres of land from “Agricultural” to “Mixed Use”. The proposed density and intensity is 
shown in Table 11, below. 

 
Table 11 

Development Program by Phase 
 

Land Use 
Phase One 
2010 – 2020 

Phase Two 
2020-2025 

Buildout 

Residential (dwelling units)    
Single Family  2,570 830 3,400 
Multi-family 430 245 675 

Total Residential 3,000 1,075 4,075 

Non Residential  (sq. ft.)     

Office 137,500 70,000 207,500 

Commercial 275,000 225,000 500,000 

Light Industrial 207,500 105,000 312,500 

Total Non Residential 620,000 400,000 1,020,000 

Hotel (rooms) 150 0 150 

Golf Course (holes) 18 0 18 

Source: WilsonMiller, Inc (September 2008) 
 

Five-Year Financial Feasibility 
 

Florida Statute 163.3177(3)(a)5 requires that all Comprehensive Plans and therefore 
comprehensive Plan amendments must not degrade the adopted level of service 
standards and must be financially feasible within the 5-year planning timeframe.  It is 
anticipated that the proposed development will build 50 multi-family dwelling units, 90 
hotel rooms, 60,000 square feet of commercial space, and 100,000 square feet of light 
industrial space within the first 5-years of development, refer to Table 12 below.  In 
addition to the full buildout analysis, in the following sections analyze the impacts the 
proposed amendment would have on the public services provided by Highlands County 
within the 5-year planning timeframe. 
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Table 12 

Five-Year Development 
 

Land Use 2010 2011 2012 2013 2014 Total 5-Year 
Development

Multi-Family (units) 0 0 0 0 50 50
Hotel Rooms (rooms) 0 0 0 0 90 90
Commercial (sq.ft.) 0 0 50,000 5,000 5,000 60,000
Light Industrial (sq.ft.) 0 0 50,000 50,000 0 100,000

Source: WilsonMiller, Inc. (October 2009) 

 
A. Potable Water  

 
Table 13 provides the average daily potable and non-potable water demands at the end of 
each phase of development.  At buildout, the project will require approximately 2.6 million 
gallons per day of potable and non-potable water.  This water demand is anticipated to be 
approximately 0.5 million gallons less than what is currently being used on the site.  
Additionally the site will reduce non-potable water use by encouraging water-wise design 
standards for landscaping, using drip irrigation and low volume rooter-head sprinklers, 
conserving runoff, and using water from the lakes for irrigation. 
 
Potable water sources will be provided through existing wells and through a proposed 
water treatment facility. Non-potable sources will be provided through a combination of 
reuse water from the on-site wastewater treatment facility and a back-up supply from 
irrigation lakes and existing wells owned by the developer by expanding and/or adding 
infrastructure to support the Lake Placid Groves project buildout. The lowest quality water 
available will be utilized for non-potable uses. 
 
Potable Water Demand Assumptions 
 
The demand information was generated using generation rates identified in the Highlands 
County Utility Ordinances.  Potable water flow projections are based on the Highlands 
County average daily generation rate of 120 gallons per day per person.  Per the 
Highlands County Utility Ordinances, an assumption of 2.3 persons per unit for single-
family and multi-family dwellings is made. The following assumptions were made for the 
following land-use types: 
�x Hotel = 150 gpcd/room 
�x Office = 0.18 gpd/sq. ft. 
�x Commercial = 0.12 gpd/sq. ft. 
�x Light Industrial = 0.12 gpd/sq. ft 
�x Golf course: 

o Clubhouse assumed to be ~20,000 SF- Commercial 
o 2 bathrooms located in clubhouse, 3 scattered throughout golf course (Approx 

200 SF each) 
o A Factor of safety of 3.0 was used 
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Non-Potable Water Demand Assumptions 
 
The site is comprised of multiple soil types, all with varying infiltration rates. As such, non-
potable water demands were based upon the assumption of 25 to 37.5 inches per year.  
This is equivalent to 2,090.4 gallons per day of water per irrigated acre.  The open space 
(irrigation area) on residential lots is assumed to be 35 percent and 20 percent on 
commercial/office areas. 

 
Table 13 

Potable / Non-Potable 1 Water Demand by Phase  

Phase / Land Use Potable Water 
Demand (MGD)

Non-Potable Water Demand 
(MGD) 

Total (MGD) 

    Irrigation 1 Other   

Phase 1        
Single-Family Residential 0.70932 0.7196 0.00000 1.42892 
Multi-Family 0.11868 0.0219 0.00000 0.14058 
Hotel 0.02250 0.0017 0.00000 0.02420 
Office 0.02475 0.0063 0.00000 0.03105 
Commercial 0.03300 0.0277 0.00000 0.06070 
Light Industrial 0.02490 0.0079 0.00000 0.03280 
Golf Course Related 0.00750 0.2475 0.00000 0.25500 
Phase 1 Totals: 0.94071 1.03254 0.00000 1.97325 
Phase 2         
Single Family Residential 0.22908 0.2641 0.00000 0.49318 
Multi-Family 0.06762 0.0152 0.00000 0.08282 
Office 0.01260 0.0028 0.00000 0.01540 
Commercial 0.02700 0.0011 0.00000 0.02810 
Light Industrial 0.01260 0.0007 0.00000 0.01330 
Park/Water/Wetlands/ROW  N/A 0.00000  

Phase 2 Totals: 0.34890 0.2839 0.00000 0.63280 
Project Totals: 1.28961 1.31644 0.00000 2.60605 

1. The above areas are representative of the estimated irrigated land uses and are subject to change.  Please 
note, no conservation areas, lakes or roadways have been included in this table. 

Source: WilsonMiller, Inc (September 2008) 
 

Five-Year Financial Feasibility – Potable and Non-Potable Water 
 
The development will require approximately 46,500 gallons/day of potable water within the 
five-year planning timeframe refer to Table 14 below.  Potable water will be supplied by 
treatment of groundwater obtained through existing wells during the 5-year planning 
timeframe.  The proposed potable water treatment facility is estimated at $1,500,000.  The 
anticipated cost will be added to year 2010 schedule of capital improvements.  
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Table 14 

Five-Year Potable Water Demand 
 

 
 Square 

Footage/Units  
Occupants per 
Dwelling Unit 

Potable Water 
Generation Rate 

Total Generation 
(gallons/day) 

Multi-Family (units)                  50  2.3 120           13,800  
Hotel Rooms 
(rooms)                  90  N/A 150/room           13,500  
Commercial (sq.ft.)            60,000  N/A 0.12             7,200  
Light Industrial 
(sq.ft.)          100,000  N/A 0.12           12,000  

Avg. Daily Potable 
Water Demand  N/A  N/A  N/A            46,500 

Source: WilsonMiller, Inc. (October 2009) 

 
The development is expected to require 13,385 gallons/day of non-potable water, refer to 
Table 15 below.  Non-potable sources will be provided through a combination of reuse 
water from the on-site wastewater treatment facility and a back-up supply from irrigation 
lakes and existing wells owned by the developer. 

 
Table 15 

Five-Year Non-Potable Water Demand 
 

  
 Square 

Footage/Units  
Occupants per 
Dwelling Unit 

Non-Potable 
Water Generation 

Rate 
Total Generation 

(gallons/day) 

Multi-Family                  50 2.3 51             2,550 
Hotel Rooms                  90 N/A 11               990 
Commercial            60,000 N/A 0.10             6,037 
Light Industrial          100,000 N/A 0.04             3,807 

Avg. Daily Non-
Potable Water 
Demand  N/A  N/A  N/A            13,385 

Source: WilsonMiller, Inc. (October 2009) 

 
B. Wastewater  

 
Table 16, following, provides the projected wastewater generation at the end of each 
phase of development.  In total, the project is estimated to generate approximately 1.285 
million gallons per day of wastewater when buildout is reached.  
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In order to provide treatment for on-site flows, a wastewater treatment plant will need to be 
constructed; the developer will coordinate with Highlands County.  During the design 
phase, the developer will encourage the use of non-potable fixtures to allow for the reuse 
and reduction of wastewater. 
 
Assumptions 
 
The demand information was generated using generation rates identified in the Highlands 
County Utility Ordinances.  Wastewater flow projections are based on the Highlands 
County average daily generation rate of 120 gallons per day per person.  Per the 
Highlands County Utility Ordinances, an assumption of 2.3 persons per unit for single-
family and multi-family dwellings is made.   

 
Table 16 

Wastewater Generation 
 

Phase / Land Use Units Occupants 
per Units 

Square 
Footage

Wastewater 
Generation 

Rate 

Total 
Generation 

(MGD) 
PHASE 1           
Single-Family 
Residential 2,570 

2.3 
-- 120 0.70932 

Multi-Family 430 2.3 -- 120 0.11868 
Hotel 150   -- 120/room 0.018 
Office -- 2.3 137,500 120 0.02475 
Commercial -- -- 275,000 0.18 0.033 
Light Industrial -- -- 207,500 0.12 0.0249 
Golf Course Related -- -- 63,000 0.12 0.00756 
Phase 1 Total: N/A N/A N/A N/A 0.93621 

      

PHASE 2           
Single-Family 
Residential 830 

2.3 
-- 120 0.22908 

Multi-Family 245 2.3 -- 120 0.06762 
Office -- -- 70,000 0.18 0.0126 
Commercial -- -- 225,000 0.12 0.027 
Light Industrial -- -- 105,000 0.12 0.0126 
Phase 2 Total: N/A N/A N/A N/A 0.3489 

      

Project Total: N/A       1.28511 

Source: WilsonMiller, Inc (September 2008) 
 

Five-Year Financial Feasibility – Wastewater 
 

The development will produce approximately 47,400 gallons/day of wastewater within the 
five-year planning timeframe, as shown in Table 17.  An on-site wastewater treatment 
facility will be proposed as part of the project and will be used to treat wastewater 
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generated from the project. The proposed wastewater treatment facility is estimated at 
$1,190,000.  The anticipated cost will be added to year 2010 schedule of capital 
improvements. 
 

Table 17 
Five-Year Wastewater Demand 

 

  
 Square 

Footage/Units  
Occupants per 
Dwelling Unit 

Wastewater 
Generation Rate 

Total Generation 
(gallons/day) 

Multi-Family                  50 2.3 120           13,800 
Hotel Rooms                  90  N/A 120/room           10,800 
Commercial            60,000  N/A 0.18           10,800 
Light Industrial          100,000  N/A 0.12           12,000 

Avg. Daily 
Wastewater 
Demand  N/A  N/A  N/A            47,400 

Source: WilsonMiller, Inc. (October 2009) 

 
C. Surface Drainage  

 
The stormwater management system proposed for the Lake Placid Groves amendment 
site will be designed in accordance with the Highlands County Land Development 
Regulations and the Southwest Florida Water Management District (SWFWMD) 
requirements. The system will likely incorporate wet and dry detention ponds, open 
channels, stormwater collection piping, and existing isolated wetlands, as determined by 
the appropriate agencies.  Rain gardens and bio-swales will also be incorporated into the 
system design which will aid in the capture of pollutants and stormwater runoff.  

 
D. Solid Waste Disposal  

 
Solid waste disposal will be provided by Reliable Sanitation.  Table 14, below, describes 
the domestic solid waste that is estimated to be generated by the development on a daily 
basis, after completion of Phase 1, Phase 2, and the total anticipated solid waste for the 
development at buildout.  At full buildout, the Lake Placid Groves development will 
generate approximately 59,398 pounds per day of solid waste.  It is anticipated that 
Highlands County Solid Waste has the ability to meet the plan amendment’s solid waste 
needs.  
 
Assumptions 
 
The generation rates for residential units are based on 5.21 pounds per person per day 
with the Highlands County average of 2.3 persons per household.  The commercial, 
business, office, and light industrial uses are calculated using the assumption of one 
pound per one hundred square feet.  Hotel rooms are assumed to generate 2.5 pounds 
per room. The golf course square footage is based on water assumptions for the club 
house size and restrooms located throughout the course. 
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Table 18 
Projected Solid Waste Generation 

 

Phase and Use Size Generation 
Rate Per Day * 

Domestic Solid 
Waste 

PHASE 1  
Single Family 
Residential 

2,570 Units 11.93 lbs/unit 30,660 lbs/day 

Multi-Family 
Residential 

430 Units 11.93 lbs/unit 5,130 lbs/day 

Commercial 275,000 SF 1.0 lbs/100 SF 2,750 lbs/day 
Office 137,500 SF 1.0 lbs/100 SF 1,375 lbs/day 
Light Industrial 207,500 SF 1.0 lbs/100 SF 2,075 lbs/day 
Hotel 150 Rooms 2.5 lbs/room 375 lbs/day 
Golf Course 20,800 SF 1.0 lbs/100 SF 208 lbs/day 
Phase 1 Total (Pounds/Day) 42,573 lbs/day 

PHASE 2  

Single Family 
Residential 

830 Units 11.93 lbs/unit 9,902 lbs/day 

Multi-Family 
Residential 

245 Units 11.93 lbs/unit 2,293 lbs/day 

Commercial 225,000 SF 1.0 lbs/100 SF 2,250 lbs/day 
Office 70,000 SF 1.0 lbs/100 SF 700 lbs/day 
Light Industrial 105,000 SF 1.0 lbs/100 SF 1,050 lbs/day 
Phase 2 Total (Pounds/Day) 16,195 lbs/day 
TOTAL PROJECT  
Single Family 
Residential 

3,400 Units 11.93 lbs/unit 40,562 lbs/day 

Multi-Family 
Residential 

675 Units 11.93 lbs/unit 8,053 lbs/day 

Commercial 500,000 SF 1.0 lbs/100 SF 5,000 lbs/day 
Office 207,500 SF 1.0 lbs/100 SF 2,075 lbs/day 
Light Industrial 312,500 SF 1.0 lbs/100 SF 3,125 lbs/day 
Hotel 150 Rooms 2.5 lbs/room 375 lbs/day 
Golf Course 20,800 SF 1.0 lbs/100 SF 208 lbs/day 
Total Projected (Pounds/Day) 59,398 lbs/day 

Source: WilsonMiller, Inc (September, 2008) 
 

Five-Year Financial Feasibility – Solid Waste 
 
The development will produce approximately 2,497 pounds/day of solid waste within the 5-
year planning timeframe, as shown in Table 19. The proposed development will be served 
by the Reliable Sanitation refuse collection company. According to staff at the Department 
of Waste Management, it is anticipated that the landfill has the ability to meet the plan 
amendment’s solid waste needs and maintain the adopted Level of Service standard of 
5.21 pounds/person/day.  
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Table 19 
Five-Year Solid Waste Demand 

 

   Square Footage/Units 
Solid Waste Generation 

Rate per Day* Total Generation (lbs)

Multi-Family**                  50 11.93 lbs/day/unit                597 
Hotel 
Rooms***                  90 2.5 lbs/day/room 300
Commercial****            60,000 1.0 lbs/100 SF                600 
Light Industrial          100,000 1.0 lbs/100 SF             1,000 

Solid Waste 
Demand  N/A  N/A             2,497 

*Based on 5.21 lbs/person/day 

**Residential - 11.93 ibs/unit = 5.21 lbs/person/day * 2.3 person/unit 

***Hotel - 1.5 lbs/room assumed 

****Commercial/Light Industrial - 1 lbs/100 SF assumed 
 Source: WilsonMiller, Inc. (October 2009) 

 
 

E. Recreation and Open Space  
 

A signature feature of Lake Placid Groves will be the 138-acre system of parks and natural 
areas linked together by an open space corridor that will include multi-use trails 
interconnecting neighborhoods with opportunities for walking or bicycling.  The general 
location of the open space corridor and parks and their relationship to other land uses and 
natural systems is shown on Map 10 Concept Plan.  The corridor will connect wetland 
systems, the Three Nellies, Lake Apthorpe, and Josephine Creek and will provide 
opportunities for conservation, wildlife movement and recreation.  The “celebration” plaza 
located in the Town Center will act as a trail head to the corridor, and will provide 
spectacular views to Northwest Lake Nellie. The corridor will allow for interaction between 
the urban and rural without turning a back on either. It is this synergy between the natural 
and built environments that will make Lake Placid Groves a special place.  
 
The corridor will also allow for education opportunities for residents and visitors alike. 
Along the 6.1 mile corridor users will learn of the significance of the conservation 
measures incorporated into the project design and how these measures create a more 
sustainable environment.  The Lake Placid Groves development will be built without 
impacting any of the on-site wetland areas, which is a testament to the commitment of the 
developer to protect natural resources.   There will be a variety of environmental measures 
and programs incorporated along the open space corridor; including water-wise 
landscaping techniques and innovative methods of stormwater management. Many of 
which will be showcased to educate the public and promote environmental stewardship 
and sustainability. 
 
The Highlands County Comprehensive Plan identifies countywide park and recreation 
standards per 1,000 population as follows: 
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  Modified Community   2.0 acres 
  Urban District    0.5 acres 
  Regional    20.0 acres 
 
It is estimated that approximately 9,373 residents could reside within the project.  This 
would require a minimum of 18.7 acres of Modified Community parkland, 4.7 acres of 
Urban District parkland, and 187 acres of Regional parkland.  The Project will include a 
variety of recreational opportunities in the form of pocket parks, community parks, 
interactive wetland trails, open space trail networks, wildlife corridors, an ‘urban’ public 
plaza, and a golf course and clubhouse facilities.  The project will also maintain 
consistency with the Comprehensive Plan by paying Highlands County required impact 
fees for parks. 

 
Five-Year Financial Feasibility – Recreation and Open Space 
 
As shown in the table below, there will be a minimal demand for additional modified 
community, urban district, and regional parks within the 5-year planning timeframe of the 
comprehensive plan amendment.  Upon completion, the proposed amendment is 
anticipated to include a variety of recreational opportunities including pocket parks, 
community parks, interactive wetland trails, open space trail networks, wildlife corridors, 
an ‘urban’ public plaza, and a golf course with clubhouse facilities.  In total, approximately 
138-acres will be dedicated to open space at buildout.  The applicant will coordinate with 
Highlands County in order to ensure that park space is dedicated in conjunction with the 
anticipated population.   

 
Table 20 

5-Year Impacts – Parks 
 

Type of Park Number of Acres Required 

Modified Community Park 0.23 acres 

Urban District Park 0.06 acre 

Regional Park 2.30 acres 

Modified Community Park assumes 2.0 ac per 1,000 residents 
Urban District Park assumes 0.5 ac per 1,000 residents 
Regional Park assumes 20.0 ac per 1,000 residents 

 
F. Schools  

 
The requested comprehensive plan amendment will result in an additional 774 school 
aged children.  The amendment site is serviced by Cracker Trail and Lake Placid 
Elementary Schools, Sebring and Lake Placid Middle Schools, and Sebring and Lake 
Placid High Schools.  Of the total students generated by the project, approximately 379 
will be in the Elementary School bracket, 180 will be in the Middle School bracket, and 214 
will be in the High School bracket.   
 
 
In March of 2008, the School Board, in conjunction with Highlands County, adopted a 
Public School Facilities Element.  The level of service standard identified in the plan is 
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100% of permanent FISH capacity.  Using the newly adopted level of service standard, the 
School Board provided the available capacity of the impacted schools.  Their analysis is 
reported in Table 21 and attached in Section X. Application Attachments: Attachment 5. 
 

 
Table 21 

Student Allocation by Level 
 

School Capacity 

Adjacent 
Service 

Area 
Capacity 

5-Year 
Work 

Program 
Added 

Capacity

Available 
Planning 
Capacity 

Proposed 
Development 

Student 
Generation 

Available 
Capacity 
including 
Proposed 

Development 
(+/-) 

Lake Placid Elem. 74 86 0 160 357 -197
Lake Placid Middle 199 45 198 442 162 280
Lake Placid High 55 184 300 539 196 343
Source: Highlands County School Board March 2, 2009 

 
     

During initial conversations, the School Board has indicated that they do not have a 
recommendation at this time in regards to a new school site and will need to review the 
project in more detail in order to determine if a school site is needed.  The Applicant will 
continue to work with the School Board to determine how best to satisfy potential needs 
for school facilities within the project. 

 
Five-Year Financial Feasibility – Schools 
 
Using the 5-year development potential of the area, the table below provides an estimate 
of the number of students generated by the amendment area and the available capacity in 
the elementary, middle, and high schools using the generation rates provided in a letter 
from the School Board of Highlands County dated March 2, 2009.  Excess capacity is 
available to accommodate the anticipated increase in school aged children; there will be 
minimal impact to the Highlands County school system within the 5-year planning 
timeframe. 
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Table 22 

5-Year Impacts – Schools 
 

School 

Proposed 
Development 

Student 
Generation 

Current 
Capacity 

Adjacent 
Service 

Area 
Capacity 

5-Year 
Work 

Program 
Added 

Capacity 

Available 
Planning 
Capacity 

Available 
Capacity 
including 
Proposed 

Development 
Lake Placid 
Elementary  6 74 86 0 160 +154
Lake Placid 
Middle  1 199 45 198 442 +441
Lake Placid 
High  2 55 184 300 539 +538
Elementary School assumes 0.12 SF and 0.07 MF 
Middle School assumes 0.06 SF and 0.02 MF 
High School assumes 0.07 SF and 0.03 MF 

 
 

G. Transportation  
 

A transportation analysis for the Lake Placid Groves Comprehensive Plan Amendment 
area was completed by WilsonMiller, Inc. in December 2008. This long-term transportation 
analysis addresses the future year traffic conditions and proposed roadway level of 
service (LOS) impacts associated with the approval and build-out of the subject property.  
It was conducted for the Year 2030 using the forecasted background traffic volumes from 
the most current version of the D1 District-Wide FSUTMS model. The results of the 
analysis indicate that the proposed development at final build-out will generate a net 
increase of 3,916 P.M. peak-hour two-way trip ends or 40,770 daily trip ends. 
 
Roadway segments were evaluated for significance and adversity.  Five segments of the 
adjacent roadway network were considered to be significance and adverse: four along 
U.S. 27 and one along Lake June Road.  Please refer to the Transportation Analysis in 
Appendix E for further details. 

 
Five-Year Financial Feasibility – Transportation 
 
Based on the location and intensity of the proposed development, there will not be any 
significant impacts to the roadway network within the 5-year planning timeframe. 
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VIII.  URBAN SPRAWL ANALYSIS  
 

Rule 9J-5.006(5)(g), Florida Administrative Code, provides a 13 point list of indicators to help in 
the evaluation of whether a proposed land use change would constitute urban sprawl. An 
analysis of the 13 points as applied to the proposed text and Future Land Use Map amendment 
follows: 
 
Rule 9J-5.006(5)(g)1 :  Promotes, allows or designates for development of substantial 
areas of the jurisdiction to develop as low-intensity, low density, or single-use 
development or uses in excess of demonstrated need. 
 
The proposed amendment does not promote, allow, or designate for development of substantial 
areas of the jurisdiction to develop as low-intensity, low density, or single-use development or 
uses in excess of demonstrated need. The proposed amendment allows a compact, mixed-use 
community including development areas where residential, commercial, light industrial, a hotel, 
a golf course, roads, trails, and other supporting infrastructure will occur. Dense areas of 
development will occur around the town center and major intersections.  Additionally, as 
discussed in the Residential Land Use Analysis, the current Future Land Use Map has an over 
11,000 unit housing deficit for the anticipated 2030 population.  Rather than provide in excess of 
the demonstrated need, the proposed amendment will provide a portion of the units necessary 
to meet the anticipated housing needs of current and future Highlands County residents. 
 
Rule 9J-5.006(5)(g)2 :  Promotes, allows or designates significant amounts of urban 
development to occur in rural areas at substantial distances from existing urban areas 
while leaping over undeveloped lands which are available and suitable for development. 
 
The proposed amendment does not promote, allow, or designate significant amounts of urban 
development to occur in rural areas at substantial distances from existing urban areas while 
leaping over undeveloped lands which are available and suitable for development. The 
proposed amendment site is a mostly self-sustaining community between Sebring and Lake 
Placid.  The property is bisected by US 27 and CR 17, two major north-south thoroughfares, 
and bounded on the east by FNAI managed lands.  Residential and commercial nodes can be 
found throughout the surrounding area. 
 
Rule 9J-5.006(5)(g)3 :  Promotes, allows or designates urban development in radial, strip, 
isolated or ribbon patterns generally emanating from existing urban development. 
 
The proposed amendment does not promote, allow, or designate urban development in radial, 
strip, isolated or ribbon patterns generally emanating from existing urban development.  Instead, 
the proposed amendment will provide a compact, mixed-use development that is functionally 
integrated into the surrounding community and capable of accommodating existing and future 
housing and employment needs.  The proposed development will focus on a mixed use 
community square containing a variety of commercial uses, office space, and residential units. 
Residential and non-residential uses will be clustered around the town center to emphasis the 
community village development pattern.  By clustering development in a master planned 
community, as well as providing a town center, the development pattern will have a focused 
center while integrating with the adjacent community and both complimenting the existing 
development pattern and meeting resident’s needs. 
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Rule 9J-5.006(5)(g)4 :  As a result of premature or poorly planned conversion of rural land 
or other uses, fails to adequately protect and conserve natural resources, such as 
wetlands, floodplains, native vegetation, environmentally sensitive areas, natural 
groundwater aquifer recharge areas, lakes, rivers, shorelines, beaches, bays, estuarine 
systems, and other significant natural systems. 
 
The proposed amendment allows a mixed-use community while focusing on the preservation of 
natural open spaces, sensitive lands, and area character.  Through the use of provisions that 
will maximize the preservation of conservation are, as well as encourage creative design by 
clustering development onto uplands, the proposed development will thoughtfully integrate the 
natural, environmentally sensitive areas while minimizing their disturbance or secondary 
impacts. 
 
Extensive efforts have been undertaken to avoid all wetland and surface water impacts.    As a 
result, 100 percent of the onsite wetlands and surface waters will be preserved.  Upland buffers 
averaging 25 feet will surround all preserved onsite wetlands in order to reduce any incidental 
secondary impacts. The buffers will remain in native vegetation where found and restored to 
their native condition where habitat has been degraded.  In addition to the upland buffers, the 
wetland system located on the eastern boundary will have a linear/open space component that 
will provide further buffering from adjacent land uses.  
 
Additionally approximately 27 acres of native uplands will be conserved and protected as 
Upland Preservation, as indicated on Concept Plan, Map 10. They represent a major portion of 
the most ecologically-sensitive native uplands within the project limits, thus demonstrating that 
extensive efforts have been made to conserve the natural areas on the fringe of the citrus 
groves. These areas provide the habitat for the protected plant and wildlife species currently 
observed. They will be placed under a conservation easement and the long-term management 
of the habitats will be provided for through a Habitat Management Plan (HMP).  The goal of the 
HMP will be to manage the vegetative cover for those protected species that exist within the 
preservation area, control nuisance and exotic vegetation, and limit incursion on the habitats 
from adjacent land uses.  Specifically, the upland preservation area will be managed to keep a 
native assemblage of plants characteristic of the area and to leave large openings of bare sand 
to benefit species reliant upon these habitats including sand skinks and bluetail mole skinks.  By 
effectively protecting this area, impacts to sand skink and bluetail mole skinks will be essentially 
avoided.   
 
Due to the extent of active citrus groves onsite, the property has limited areas of native 
vegetation.  The few areas that have been left in their natural state create the foundation for the 
design of the development. One hundred percent of the onsite wetlands and surface waters will 
be preserved, the vast majority of the native uplands will be preserved, and a Habitat 
Management Plan will be implemented. Therefore, the proposed amendment adequately 
protects and conserves the sites natural resources. 
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Rule 9J-5.006(5)(g)5 :  Fails adequately to protect adjacent agricultural areas and 
activities, including silviculture, and including active agricultural and silvicultural 
activities as well as passive agricultural activities and dormant, unique and prime 
farmlands and soils. 
 
Clustered development will result in the preservation of large tracts of open space that will 
enable the area to maintain its rural character. The more intense areas within the proposed 
development will occur internally to the site, with large parks and open space areas acting as 
buffers to the adjacent rural and conservation lands to the north and east, respectively.  
Additionally, approximately 138 acres will be left as open space and recreational areas to further 
protect the adjacent agricultural areas and activities.  Small scale community farming and 
gardening are also envisioned within selected portions of the site.   
 
Rule 9J-5.006(5)(g)6 :  Fails to maximize use of existing public facilities and services. 
 
The site is used primarily as a citrus grove, and currently uses onsite wells and septic tanks to 
meet their needs. The proposed development will coordinate with Highlands County to construct 
both a centralized sanitary sewer system and centralized potable water treatment and 
transmission facilities. Additionally the site will continue to utilize the services of Reliable 
Sanitation as well as the fire and emergency services provided by the County.  By developing 
the proposed amendment site, the existing and proposed transportation network and other 
public facilities and services provided by Highlands County will be more fully utilized. 
 
Rule 9J-5.006(5)(g)7 :  Fails to maximize use of future public facilities and services. 
 
The proposed amendment site has been designed to maximize the future public facilities and 
services provided by the County and those facilities proposed by the developer. The mixed use 
design of the project allows for the integration of multiple modes of transportation thereby 
internally decreasing the reliance on automobiles. Additionally, centering the development 
around a mixed-use village allows the public facilities to be adequately planned and located to 
best service the proposed development. The sanitary sewer system, potable water system, and 
stormwater management system proposed by the developer will be strategically planned to 
service the development and potentially connect to surrounding areas in the future. 
 
Rule 9J-5.006(5)(g)8 :  Allows for land use patterns or timing which disproportionately 
increase the cost in time, money, and energy of providing and maintaining facilities and 
services, including roads, potable water, sanitary sewer, stormwater management, law 
enforcement, education, health care, fire and emergency response, and general 
government. 
 
The proposed amendment will not disproportionately increase the time, money, and energy 
required to provide and maintain facilities and services.  The Developer has proposed to 
construct a centralized potable water system, a centralized sanitary sewer system, and an 
onsite stormwater management system to serve the development within the proposed 
amendment site.  
 
All other services that are available to residents of Highlands County will also be available to the 
proposed amendment site.  Letters verifying adequate service capabilities can be found in the 
Lake Placid Groves Development of Regional Impact Application for Development Approval.  
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Additionally, the development will have a net positive impact on Highlands County revenues.  
The proposed amendment will generate operating and capital revenues in excess of the cost of 
services and capital improvements necessary to serve the Project.  The total net positive impact 
will be $20.4 million dollars over 20 years. Please see Appendix B for further details of the 
Fiscal Impact Analysis.  Impact fees and proportionate share obligations will also offset the 
costs of any new or expanded infrastructure that may be necessary. 
 
 
Rule 9J-5.006(5)(g)9 :  Fails to provide clear separation between rural and urban uses. 
 
The proposed amendment will provide a clear separation between the rural and urban uses of 
Highlands County through the design of the development.  The new Lake Placid Groves 
community has been designed around the site’s natural systems, providing an opportunity to 
create a regionally beneficial development on clustered uplands while preserving vast areas of 
open space.  The proposed uses include a strategically located business park, commercial, light 
industrial and office uses at major intersections along the US 27 Corridor and an intensely 
developed mixed-use community square which then transitions into single family residential 
homes.  The ability to cluster development and to provide a variety of densities and intensities, 
gives a clear distinction from the urban and rural areas while also acting to preserve the natural 
resources on and adjacent to the site. 
 
Rule 9J-5.006(5)(g)10 :  Discourages or inhibits infill development or the redevelopment of 
existing neighborhoods and communities. 
 
Lake Placid Groves will offer a range of residential and nonresidential options to meet the 
demands of both the existing community and future residents.  These options are not planned 
nor intended to be competitive with infill and existing neighborhood development.  Rather, the 
alternatives offered through Lake Placid Groves will be complementary to such existing areas; 
thus, providing more choices for those considering Highlands County as their new residence 
and, importantly, those existing residents with evolving needs that would prefer to stay in the 
community.  The proposed amendment does not discourage or inhibit infill development or the 
redevelopment of existing neighborhoods and communities. 
 
Rule 9J-5.006(5)(g)11 :  Fails to encourage an attractive and functional mix of uses. 
 
The village model used to design and develop the concept plan, encourages an attractive and 
functional mix of uses.  The proposed amendment would allow single family and multi-family 
residential, commercial, office, light industrial, a hotel, and a golf course.  This cohesive mix of 
uses will integrate with functional design to form a unique village with a strong sense of place. 
 
Rule 9J-5.006(5)(g)12 :  Results in poor accessibility among linked or related land uses. 
 
The proposed mixed-use community will be designed for both internal and external connectivity 
between a mixture of functionally integrated land uses in order to promote a pedestrian/biking 
transportation network. Residents will be able to explore the proposed amendment site’s large 
expanse of natural attributes along interconnected scenic nature trails, open space networks, 
and greenways.  The development will set aside approximately 70 acres of land for a 
designated wildlife corridor along the northeast side of the subject property to allow for a 
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continuous passage for both wildlife and residents connecting Josephine Creek and adjacent 
FNAI managed lands to the east.  Pedestrian amenities throughout the Project, including street 
trees, seating areas, fountains and public art, all contribute to the visual interest of the area and 
encourage walkability.  On-street parking is proposed to buffer pedestrians from travel lanes 
and promote traffic calming.  In addition to these multimodal approaches, the proposed 
community will include access management controls and internal roadway systems to efficiently 
service the mixture of land uses and help maintain the capacity of existing and future roadways.  
 
Rule 9J-5.006(5)(g)13 :  Results in loss of significant amounts of functional open space. 
 
The proposed amendment will ensure that development and related recreational activities are 
conducted in an environmentally sensitive manner that is compatible with the character of 
Highlands County. Extensive efforts have been made to orient the proposed land uses within 
the project site to avoid impacts to the natural environment and to preserve significant amounts 
of open space.   
 
The natural attributes on the property serve as the organizing element of the community, with 
residential and commercial areas integrated into the environment and connected to one another 
by vast open space corridors.  One of the signature features of Lake Placid Groves will be the 
approximately 138-acre system of parks and open space linked together through corridors that 
will include multi-use trails interconnecting neighborhoods and the village square.  The system 
of greenways and corridors incorporate open space into a carefully managed network providing 
bicycle and pedestrian connections, as well as connections for environmentally significant 
areas.  Additionally, the development will set aside approximately 70 acres of land for a 
designated wildlife corridor along the northeast side of the subject property to allow for a 
continuous passage for both wildlife and residents, connecting Josephine Creek and adjacent 
FNAI managed lands to the east. 
 
The Project also includes an 18-hole golf course spread over approximately 150 acres of 
property, intertwined with neighborhood housing fabric.  A club house and associated facilities 
are located on nearly 11 acres of adjacent property.  The proposed golf course will be situated 
in the north-central portion of the Project and will provide active recreation opportunities for 
residents of Lake Placid Groves and the general public. 
 
The Lake Placid Groves development will be built without impacting any of the on-site wetland 
areas, which is a testament to the commitment of the developer to protect natural resources.  
100 percent or 147 acres of the onsite wetlands and 142 acres of surface waters will be 
preserved.  In order to reduce incidental secondary impacts minimum 15-foot, average 25-foot 
buffers will be preserved around all wetlands.  In addition, wetlands along the eastern boundary 
will have a linear open space/recreation area that will provide additional buffering from adjacent 
land uses.  These buffers will remain in native vegetation where found.   
 
In total, the project will preserve 138 acres of parks and open space, a 150 acre golf course, 
142 acres of surface waters, and 147 acres of wetlands.  This results in approximately 580 
acres of open space.  Therefore significant amounts of open space will be conserved as a result 
of the development. 
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IX.  CONSISTENCY WITH COMPREHENSIVE PLAN 
 
The proposed Future Land Use Map amendment is consistent with the Future Land Use 
Element and other affected elements of the Highlands County Comprehensive Plan (as required 
by Rule 9J-11.006(1)(b)5, Florida Administrative Code).  This section of the application provides 
a specific description of how the proposed Future Land Use Map amendment is consistent with 
significant subject areas of the land use, natural resources, and public facilities and services of 
the Highlands County Comprehensive Plan. 
 
FUTURE LAND USE ELEMENT  
 
POLICY 1.1 (C):  In general, the outward expansion of urban land uses from the limits of 
Avon Park, Sebring, and Lake Placid should be gradual and should take advantage of 
existing infrastructure.  In most instances, development decisions should recognize this 
as a fundamental principle of policies governing future development within Highlands 
County.  Outside these urban centers, the County will restrict land development in 
keeping with the land use strategies for Rural Villages, Family Homesteads, Clustering, 
Transfer of Development Rights, Vesting, and other land use provisions herein provided.  
The County will give preference to: 
 

1. The development of infill sites; 
2. Development opportunities which provide permanent jobs and improve the 

County’s revenue base; 
3. Well planned development that meets the objectives and policies of this 

Comprehensive Plan, especially as regards for provision of: 
a. Sewer and potable water systems; 
b. Protection or mitigation for environmentally sensitive lands; 
c. On-site and off-site roadway improvements or traffic enhancements; and 
d. Affordable priced housing and farm worker housing; and 

4. The voluntary replanning and modernization of older subdivisions. 
 
Lake Placid Groves is envisioned as a sustainable model for development.   The compact 
village will contain a wide variety and mix of land uses, housing types, and employment 
opportunities that allow for a self-sustaining development.  The sewer and potable water system 
will be provided by the applicant in accordance with the policies of the Highlands County 
Comprehensive Plan.  Serving as the foundation to the design, the natural resources will be 
protected.  To that extent, one-hundred percent of the on-site wetlands and surface waters will 
be preserved.  Additionally, a Habitat Management Plan will be prepared and implemented to 
ensure sustainability of ecologically significant resources and long-term land management.   
  
The built environment focuses on the cherished environmental features of the site with housing 
and employment opportunities integrated into the natural fabric. A fundamental element to the 
Lake Placid Groves vision is the creation of a new and expanded job base to diversify and grow 
Highlands County’s employment opportunities.  Regional centers for business, research 
facilities and industry will be created to accommodate new and expanding targeted businesses. 
The site has the unique opportunity to provide a business park to accommodate manufacturing, 
warehouse, and distribution facilities along the US 27 corridor.  Additionally, residential 
neighborhoods will provide for the unmet projected demand for more homeownership, including 
traditional single-family homes, as well as townhouses and condominiums and apartments in 
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predominately mixed use areas near jobs and shopping. Bringing housing closer to jobs can 
reduce overall commute times as well as create more attractive communities where people can 
walk, bicycle or ride public transit between work and home. 

 
 
POLICY 1.1 (D):  Development impacts, timing, the availability and adequacy of 
infrastructure facilities, the installation of new infrastructure, the provision of new or the 
expansion of existing services by the public or private sectors, historic growth trends, 
and the limits of public budgets to provide services shall be considered as impacts of 
future development proposals. These considerations are particularly important whenever 
land use amendments are evaluated for the most suitable density and/or intensity or type 
of land use.  
 
The site will be a compact, mixed-use development that is designed to best utilize the potable 
water and sanitary sewer services provided by the developer.  The mixed use design of the 
project allows for the integration of multiple modes of transportation thereby decreasing the 
reliance on automobiles which leads to traffic congestion.  Additionally, designing the 
development as a village allows the public facilities to be adequately planned and located to 
best service the development without putting undo strain on the facilities.  The sanitary sewer 
system, potable water system, and stormwater management system proposed by the developer 
will be strategically planned to service the development and potentially connect to surrounding 
areas in the future. As discussed previously in the Economic and Fiscal Analysis, the proposed 
amendment will generate operating and capital revenues in excess of the cost of services and 
capital improvements necessary to serve the Project.  The total net positive impact will be $20.4 
million dollars over 20 years. Please see Appendix B for further details of the Fiscal Impact 
Analysis. 
 
POLICY 1.1 (E):  It is the goal of Highlands County to build on its historical development 
pattern as a given point of departure, and to mitigate the forces fostering urban sprawl. 
Urban sprawl is generally scattered, untimely or poorly planned urban development that 
occurs in the fringe and rural areas and has occasionally invaded lands important and 
most suitable for agriculture or environmental and natural resource protection. 
 
As discussed in the Urban Sprawl Analysis, the proposed amendment does not foster urban 
sprawl.  The thoughtfully designed amendment site will be a self-sustaining urban village which 
will create an urban center and development nodes connected by vast areas of open space, 
trails, and greenway corridors.  A mix of uses including single family and multi-family residential, 
office, commercial, light industrial, hotel and golf course will provide both the housing and 
employment opportunities necessary for its residents.  By developing this mix of uses in a 
compact fashion, urban sprawl is avoided. 
 
POLICY 1.3 (E):  Land Use Categories 

12. Mixed Use (MU): This category shall apply to developments that are not singular 
in their uses but comprised of multiple or mixed uses which require specific or 
selected land use districts in order to implement them. Fundamental structural 
elements within the Mixed Use category should be present such as compact 
development, mixed uses, provision for multiple modes of transportation and 
responsive to the environmental and cultural attributes of the development site or 
community. The implementing districts that may be used are the TND: Traditional 
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Neighborhood Development district, PD: Planned Development district, and any 
other mixed use patterns evolving out of new urbanism practices that integrates 
individual land uses of differing densities and intensities. This category will 
include approved Developments of Regional Impact" (DRI); approved "Florida 
Quality Developments" (FQD); and, Projects with a "Binding Letter of 
Interpretation of Vested Rights Status" (BL) from the Florida Department of 
Community Affairs. 

 
Lake Placid Groves will be a community that provides a mix of uses while enhancing Highlands 
County’s surrounding system of open-space and conservation lands, and integrates economic 
diversification and job creation. The community has been designed to provide a balanced multi-
modal transportation system that emphasizes pedestrian and bicycle connectivity while creating 
neighborhoods which offer a variety of housing, amenities and life styles, with conveniently 
located commercial uses. The proposed amendment will include single family and multi-family 
residential, office, commercial, light industrial, hotel and a golf course.   
 
POLICY 1.5 (B):  Analysis of land use and zoning district amendments will consider the 
following factors:  

1. Compatibility with surrounding development and zoning and FLUM patterns;  
2. Natural environmental constraints pursuant to Natural Resources Policy 3.3;  
3. Potential traffic impacts and circulation pattern problems;  
4. Provision of central water and/or sewer lines to the site and the ability to extend 

such lines to adjacent areas;  
5. Proximity to schools and business and employment centers; and  
6. Project amenities and potential revenue generation for the County. 

 
The proposed Lake Placid Groves development has been carefully designed in order to ensure 
compatibility with the surrounding developments.  Adjacent lands have been adequately 
buffered to protect both the surrounding developments and the natural features within the 
amendment area.  The higher density and intensity areas have been located within the heart of 
the amendment area, on either side of US 27, in order to keep the development nodes adjacent 
to the major thoroughfares.  Buffers and trails have been located on the exterior of the proposed 
development area providing protection to environmentally sensitive areas and the existing 
neighborhoods. Additionally, the layout of the development has been coordinated with the North 
Lake Placid Consortium in order to create a cohesive development within the southern portion 
of the County. 
 
The Lake Placid design concept began with the identification, inventorying and protection of 
important natural resources, sensitive ecosystems, open spaces and cherished views.  The 
Applicant has committed to preserving one-hundred percent of the on-site wetlands and surface 
waters in addition to creating a Habitat Management Plan to ensure sustainability of ecologically 
significant resources and long-term land management.  The project will also undergo a 
Development of Regional Impact review which will ensure full mitigation for the protected natural 
resources. 
 
The proposed mixed-use community will be designed for both internal and external connectivity 
between a mixture of functionally integrated land uses in order to promote a pedestrian/biking 
transportation network. Residents will be able to explore the proposed amendment site’s large 
expanse of natural areas along interconnected scenic nature trails, open space networks, and 
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greenways.  The development will set aside approximately 70 acres of land for a designated 
wildlife corridor along the northeast side of the subject property to allow for a continuous 
passage for both wildlife and residents connecting Josephine Creek and adjacent FNAI 
managed lands to the east.  Pedestrian amenities throughout the Project, including street trees, 
seating areas, fountains and public art, all contribute to the visual interest of the area and 
encourage walkability.  On-street parking is proposed to buffer pedestrians from travel lanes 
and promote traffic calming.  In addition to these multimodal approaches, the proposed 
community will include access management controls and internal roadway systems to efficiently 
service the mixture of land uses and help maintain the capacity of existing and future roadways. 
 
The proposed development will be served by an on-site sanitary sewer system and water 
treatment facility.  Potable water sources will be provided through existing wells and through a 
proposed water treatment facility. Non-potable sources will be provided through a combination 
of reuse water from the proposed on-site wastewater treatment facility and a back-up supply 
from irrigation lakes and existing wells owned by the developer. The lowest quality water 
available will be utilized for non-potable uses. 
 
Fundamental to the Lake Placid Groves vision is the creation of a new and expanded job base 
to diversify and grow Highlands County’s employment opportunities.  Business Park, 
commercial, light industrial and office uses are planned at major intersections along the US 27 
corridor. The business park is anticipated to accommodate manufacturing, warehouse, and 
distribution facilities in an ideal location for employment concentrations.  Warehousing, a 
growing industry with strong potential for upward mobility of skilled workers, will thrive in close 
proximity to the Sebring Airport and planned major transportation corridors.  The commercial 
area of the Project will provide regional shopping opportunities for the surrounding communities 
as well as destination shopping.  It will be conveniently located to allow access from US 27, CR 
17 and a newly proposed east-west extension road to be constructed by the developer.   
 
Even the most active lifestyles will stay busy with all of the amenities offered on-site.  Whether it 
is golfing, hiking, biking, shopping, or just spending time with family and friends, there will be 
something to satisfy residents’ needs.  The proposed site will offer a celebration plaza, an 18-
hole golf course, and a community square linked together by approximately 138 acres of parks 
and open space in addition to the 4,075 residential units; 207,500 square feet of office; 500,000 
square feet of commercial; 312,500 square feet of light industrial uses.  All located within a self-
sustaining development that will provide additional tax revenue back to the County in excess of 
the cost of services and capital improvements necessary to serve the Project.   
 
POLICY 3.3 (A):   Cluster/PUD Development/TDRs: 
The County will institute policies and land development regulations and other 
regulations including clustering, planned unit developments, conservation easements 
and transfer of development rights to achieve the land protection objectives of the 
Natural Resource Element and the objective of protecting farmland included in the Future 
Land Use Element. Cluster PUDs, transfer of development rights, and other procedures 
will allow higher net densities where deemed appropriate for the protection of 
agricultural activities, the separation of urban and rural uses, the limitation of urban 
sprawl, the promotion of well-planned rural development, and the protection of natural 
resources (such as wetlands or scrub). As a general rule of thumb, PUD developments in 
the rural areas of the County should cluster density to 50% or less of the PUD project's 
total site area.  
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The new Lake Placid Groves community has been designed around the site’s natural systems, 
providing an opportunity to create a regionally significant development on clustered uplands 
while preserving vast areas of open space.  The carefully planned project will include a 
strategically located business park, commercial, light industrial and office uses at major 
intersections along the US 27 Corridor; an intensely developed mixed-use community square 
which then transitions into single family residential homes.  The ability to cluster development to 
provide a variety of density and intensity gives a clear distinction from the urban and rural areas, 
while also acting to preserve the natural resources on the site. 
 
OBJECTIVE 9:   Conserve, protect, or preserve natural resources, as depicted on the 
conservation overlay map series in accordance with comprehensive plan policies, 
particularly those applicable policies of the natural resources element. 
 
Preservation of the natural resources on site serves as the building block to the design of the 
development.  One hundred (100) percent of the 147 acres of onsite wetlands and 142 acres of 
surface waters will be preserved. Additionally approximately 27 acres of native uplands will be 
conserved and protected as Upland Preservation. These preserved areas represent 
approximately 85 percent of the most ecologically-sensitive native uplands within the project 
limits, thus demonstrating that extensive efforts have been made to conserve the natural areas 
on the fringe of the citrus groves. These areas provide protection for those plant and wildlife 
species currently observed.  These areas will be placed under a conservation easement and 
long-term management of the habitats will be initiated through a Habitat Management Plan.  
The goal of the management plan will be to manage the vegetative cover for those protected 
species that exist within the preservation area, control nuisance and exotic vegetation, and limit 
incursion on the habitats from adjacent land uses.  Specifically, the upland preservation area will 
be managed to keep a native assemblage of plants characteristic of the area and to leave large 
openings of bare sand to benefit species reliant upon these habitats including sand skinks and 
bluetail mole skinks.  By effectively protecting this area, impacts to sand skink and bluetail mole 
skinks will be essentially avoided.   
 
TRANSPORTATION ELEMENT  
 
OBJECTIVE 1: Highlands County will provide for a safe, convenient and energy efficient 
multi-modal transportation system for its residents and visitors. 
 
The proposed mixed-use community will be designed for connectivity between a mixture of 
functionally integrated land uses in order to promote a pedestrian/biking transportation network 
as an attractive alternative to automobiles. Residents will be able to explore the proposed 
amendment site’s large expanse of natural areas along interconnected scenic nature trails, 
open space networks, and greenways.  The development will set aside approximately 70 acres 
of land for a designated wildlife corridor along the northeast side of the subject property to allow 
for a continuous passage for both wildlife and residents connecting Josephine Creek and 
adjacent FNAI managed lands to the east.  Pedestrian amenities throughout the Project, 
including street trees, seating areas, fountains and public art, all contribute to the visual interest 
of the area and encourage walkability.  On-street parking is proposed to buffer pedestrians from 
travel lanes and promote traffic calming.   
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In addition to these multimodal approaches, the proposed community will include access 
management controls and internal roadway systems to efficiently service the mixture of land 
uses and help maintain the capacity of existing and future roadways. The site is served via an 
excellent regional roadway network system with approximately 11,565 feet of frontage along US 
27 and 11,095 feet of frontage along CR 17.  The site is approximately three miles north of the 
Town of Lake Placid and approximately seven miles south of the County Seat, the City of 
Sebring.  The Sebring Regional Airport is approximately six miles to the northeast providing 
access and desirable locations for the residents as well as the proposed commercial, office and 
light industrial uses along US 27 and CR 17.   
 
OBJECTIVE 8.3:  Mandatory Traffic Studies 
 
A detailed traffic analysis is being submitted in conjunction with this comprehensive plan 
amendment application. 
 
POLICY 8.7:  The County shall, within the Planning Period, initiate an analysis of all 
subdivisions and neighborhoods to determine where alternate routes may be created, 
between these subdivisions and neighborhoods that would facilitate reducing vehicle 
miles traveled within the community by reducing the use of collector and arterial routes 
for effecting internal access.  
 
The community has been designed to provide a balanced multi-modal transportation system 
that emphasizes pedestrian and bicycle connectivity. Within a ¼ mile walking distance 
residents, employees and guests will have access to greenway corridors linking them to 
shopping, active and passive recreation opportunities and a 6-mile multi-purpose trail which 
includes pedestrian and bicycling opportunities, a wildlife corridor along Josephine Creek, and 
parks. A variety of offices, shops, services and open spaces are planned to support the area 
residents with concentrations of shops and offices in the Community Square providing important 
services and job opportunities within easy walking distance of residences.  A carefully planned 
mix of uses along with the potential creation of 1,769 jobs on-site will increase internal capture 
and minimize impacts to the surrounding roadway network.   
 
INFRASTRUCTURE ELEMENT 
 
OBJECTIVE 2:  Recognize that certain land uses and development densities require 
central sewer systems. 
 
The proposed development will be served by an on-site sanitary sewer system and lift station 
constructed by the Applicant. This system will ultimately be maintained by the Developer, a 
Community Development District, or the service provider.  
 
POLICY 6.7:  Mandatory Connection to Public Water System 
 
Potable water sources will be provided through existing wells and through a proposed water 
treatment facility. Non-potable sources will be provided through a combination of reuse water 
from the on-site wastewater treatment facility and a back-up supply from irrigation lakes and 
existing wells owned by the developer. The necessary infrastructure will be expanded and/or 
added to support the proposed development at buildout. The lowest quality water available will 
be utilized for non-potable uses. 
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POLICY 10.1:  Establish Water Conservation Program 

A. Within the Planning Period, the County shall establish a program and 
procedures to address conservation of potable water resources through 
treated water reuse and other methods.  

B. The County shall consider implementing other water conservation strategies in 
tandem with Water Management District programs. Such programs may 
include, but not be limited to, water reuse measures for both urban and 
agricultural land applications, code requirements for the installation of low-
flow restrictors and other water conserving devices in new construction, 
tertiary treatment methods for publicly operated sewage plants, and promotion 
of Water Management District programs to conduct voluntary home audits for 
water leakage.  

 

Although a water conservation program has not yet been initiated in Highlands County, the 
Applicant has taken steps towards water conservation within the proposed development.  To 
begin with, it is estimated that the potable and non-potable water demand for the project will be 
less than what is currently being used on the site. The non-potable water usage is proposed to 
be met by utilizing reuse water from the proposed wastewater treatment facility with a back-up 
system of well supply and irrigation ponds. The applicant will seek to reduce the overall water 
demand and maintain a low impact design by investigating the following options: 

�x Promoting the use of Florida-friendly landscaping (natural/indigenous species, plants with 
low water demand) 

�x Encouraging the implementation of water-wise design standards 
�x Encouraging the use of drip irrigation and low-volume rotor-head sprinklers 
�x Using energy star/water efficient appliances and fixtures in the homes and businesses 
�x Investigating the potential for water conservation through using the lakes as a source of 

irrigation during certain times of the year 
�x Promoting the use of reuse through non-potable fixtures for wastewater design 

 

POLICY 19.1:  The County shall continue to coordinate with SWFWMD and SFWMD in 
implementing stormwater management measures for new development or redevelopment 
in order to protect natural drainage features. 
 
The stormwater management system proposed for the Lake Placid Groves DRI project shall be 
designed in accordance with the Highlands County Land Development Regulations and the 
Southwest Florida Water Management District (SWFWMD) requirements. The system will likely 
incorporate wet and dry detention ponds, open channels, stormwater collection piping, and 
existing isolated wetlands, as determined by the appropriate agencies. 
 
The post-development stormwater management system will be designed to avoid adverse 
impacts to property and environmentally sensitive areas, upstream and downstream of the site. 
Water Quality and Quantity standards will be achieved through the stormwater management 
system which will be designed in accordance with state and local criteria and will utilize ponds, 
lakes, littoral zones, wetlands and control structures with skimmers to achieve the following: 
 

�x No de-hydration or flooding of existing wetland systems 
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�x Post-developed flows will be attenuated so that no upstream or downstream adverse 
impacts are created. 

�x Stormwater treatment to ensure water quality criteria is met in accordance with State 
and Highlands County standards. 

 
The applicant also intends to investigate the use of rain gardens and bio-swales as a means of 
encouraging infiltration rather than direct runoff. 
 
NATURAL RESOURCES  
 
OBJECTIVE 3:   The County shall protect native vegetative communities which are 
endemic to Central Florida in joint effort with State, Federal, not-for-profit entities, and 
for-profit private entities and shall restrict activities known to adversely affect the 
endangered and threatened species and their habitat. 
While native upland and wetland plant communities account for the minority of acreage within 
the project boundary, the majority of native lands will be preserved as part of the proposed 
development plan.  Approximately 82 percent of native uplands (FLUCCS: 329, 434, and 438) 
will be preserved.  One-hundred percent of wetlands and approximately one-hundred percent of 
the surface waters within the project site will be preserved.  This represents significant 
preservation of land for the proposed development plan.   
  
A conceptual plan for mitigation of impacts to protected upland plant and wildlife species will 
also be developed.  As shown on Map 10 Concept Plan, approximately 27.1 acres of Other 
Shrubs and Brushland are proposed for preservation.  These preserved areas represent 
approximately 85 percent of the most ecologically-sensitive native uplands within the project 
limits, thus demonstrating that extensive efforts have been made to conserve the natural areas 
on the fringe of the citrus groves. These areas provide protection for those plant and wildlife 
species currently observed.  These areas will be placed under a conservation easement and 
long-term Habitat Management Plan will be initiated.  The goal of the Management Plan will be 
to manage the vegetative cover for those protected species that exist within the preservation 
area, control nuisance and exotic vegetation, and limit incursion on the habitats from adjacent 
land uses.  Specifically, the upland preservation area will be managed to keep a native 
assemblage of plants characteristic of the area and to leave large openings of bare sand to 
benefit species reliant upon these habitats. 
 
POLICY 3.14 (A):  Setback from Environmentally Sensitive Land 
In the absence of State or federal setback requirements for mitigation of development 
impacts on environmentally sensitive land and except as otherwise provided in this 
Comprehensive Plan, affected local development orders shall require that dwellings, 
commercial/industrial buildings, and septic systems be set back the lesser of 50 feet or 
40% of the average depth of the site as perpendicularly measured from the mean high 
water line or the boundary of:  

1. An identified wetland (including cutthroatgrass seeps and bayheads);  
2. A surface water body;  
3. A habitat conservation area;  
4. A ranked State CARL site or federal acquisition site; or,  
5. Publicly-owned and privately-owned recorded conservation lands.  
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Generous upland buffers will surround all preserved onsite wetlands in order to reduce any 
incidental secondary impacts. The buffers will remain in native vegetation where found and 
restored to their native condition where habitat has been degraded.  In addition to the upland 
buffers, the wetland system located on the eastern boundary will have a linear/open space 
component that will provide added buffering from adjacent land uses.  
 
OBJECTIVE 4:  Protect wetland systems and their ecological functions to ensure their 
long term, economic, environmental, and recreational value and encourage restoration of 
wetland systems to a functional condition. 
 
The ecological functions of the wetlands located within the project area will be protected and 
where possible enhanced, to ensure their long term economic, environmental, and recreational 
value.  There is a total of 147�r acres of wetlands within the project area.  These wetland 
categories combined make up approximately 7 percent of the total project site. Note that one-
hundred (100) percent or 147 acres of wetlands located on site will be preserved.   
Hydroperiods of onsite wetlands will be managed through contributions from the proposed 
stormwater management system such that wetlands are not flooded or de-hydrated.  Upland 
buffers averaging 25 feet with a minimum width of 15 feet will be preserved around all preserved 
onsite wetlands. These buffers will remain in native vegetation where found and restored to 
native condition where habitat has been degraded. 
 
Specific plans for wetland enhancement have not been defined.  Multiple wetlands within the 
project limits may benefit from enhancement that includes the removal of nuisance and exotic 
vegetation.  Of particular note is the enhancement option of removing the dense stand of 
punktree located between Northwest Lake Nellie and Center Lake Nellie.  Once specifics are 
detailed concerning the stormwater management system, the option for hydrologic 
enhancement of wetlands will be evaluated.  It is likely that some enhancement of the 
hydrologic regime for multiple onsite wetlands will be realized through the incorporation of the 
wetlands into the stormwater management system.   
 
RECREATION AND OPEN SPACE ELEMENT  
 
OBJECTIVE 1:   The County will ensure that the park and recreation system is spatially 
separated with adequate facilities to meet the long-term demands for recreation and 
open space for the County’s residents and visitors.  This objective will be accomplished 
by undertaking a comprehensive approach of setting standards, site and facility 
identification, funding source identification, and intergovernmental coordination. 
 
A signature feature of the Lake Placid Groves DRI will be the approximately 138-acre system of 
parks and natural areas.  The natural areas on the property serve as the organizing element of 
the community, with residential and commercial areas integrated into the environment and 
connected to one another by pristine open space corridors.  Neighborhood and Community 
parks, a “celebration” plaza, trails, and a golf course take shape around these natural features 
and are designed to enhance and display the scenic beauty of the site.  A peaceful setting is 
created through the parks and open space that makes the Lake Placid Groves DRI a place that 
people will want to call home. 
 
A system of greenways and corridors incorporate open space into a carefully managed network 
providing pedestrian and environmental connections as well as passive recreation opportunities. 
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The open space corridors serve the dual purposes of connecting the community park to 
residential conservation communities at both the north and south ends of the project, and also 
connecting the wetland system between the Three Nellies, Lake Apthorpe, and Josephine 
Creek. The greenways will be primarily open space with limited passive recreational features, 
such as bicycle and pedestrian trails.  They will be open to all residents of Highlands County 
and will also provide a public function, serving as buffers and managed open space.  A synergy 
is created through this interaction of urban and rural that gives Lake Placid Groves a unique 
sense of place, unlike any other. 
 
A limited trail network is envisioned to provide passive recreational as well as educational 
opportunities into the wetland area.  Along the 6.1 mile corridor, users will learn of the 
significance of the conservation measures incorporated into the project design and how these 
measures create a more sustainable environment.  The Lake Placid Groves DRI development 
will be built without impacting any of the on-site wetland areas, which is a testament to the 
commitment of the developer to protect natural resources.   There will be a variety of 
environmental measures and programs incorporated along the open space corridor; including 
water-wise landscaping techniques and innovative methods of stormwater management. Many 
of these techniques and methods will be showcased to educate the public and promote 
environmental stewardship and sustainability. 
 
Much of the low lying areas adjacent to Josephine Creek will help to service the passive 
recreation needs of nearby residents.  An approximately 8-acre community park will be located 
along the north side of the creek, adjacent to the east side of US 27.  Additionally, the 
development will set aside approximately 70 acres of land for a designated wildlife corridor 
along the northeast side of the subject property to allow for a continuous passage for both 
wildlife and humans connecting Josephine Creek and adjacent FNAI managed lands to the 
east. 
 
The “Three Nellies,” as they are often referred to, total in size of approximately 106 acres and 
will provide water related recreational activities such as boating and fishing.  Lake Harry and 
Coy Lake, together totaling almost 30 acres, will also enjoy public access points, as will 
Josephine Creek.  The lakes are an asset to the area that can be used by everyone, 
encouraging social interaction among friends, family, and neighbors.   
 
A public “celebration” plaza is located at the south end of the Town Center along the north shore 
of Northwest Lake Nellie. It provides spectacular lake views for the public, and, pedestrian 
friendly space where regularly organized events can be held such as street fairs, festivals and 
annual holiday events.  The plaza itself spans approximately 1.3 acres in area and links to an 
adjacent open space network circling Northwest Lake Nellie as well as the other two adjacent 
lakes of Center Lake Nellie and Southeast Lake Nellie. Additionally, a large wetland preserve 
along the east side of the property forms the backdrop to a 20-plus acre community park that 
includes both active and passive recreation facilities.   
 
The Project also includes an 18-hole golf course spread over approximately 150 acres of 
property, intertwined with neighborhood housing fabric; a club house and associated facilities 
are located on nearly 11 acres of adjacent property.  The proposed golf course will be situated 
in the north-central portion of the Project and will provide active recreation opportunities for 
residents of Lake Placid Groves and the general public.   
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Additional open space areas consist of wetlands, wetland buffers and other natural areas 
located throughout the project site.  There will also be smaller neighborhood parks located 
throughout the Project designed primarily to serve the residents of each individual 
neighborhood.  Amenities provided in each park will depend on the nature of the neighborhood.   
 
 
CAPITAL IMPROVEMENT  
 
OBJECTIVE 2:  The County will continue to examine methods to assure new development 
bears its proportional share of the cost of improvements necessary to offset the impacts 
it generates. 
 
AND 
 
OBJECTIVE 3:   The County shall manage its finances to ensure the provisions of capital 
improvements for previously issued development orders, and future development and 
redevelopment. 
 
The proposed amendment will bear its proportional share of the cost of improvements 
necessary to offset the impacts it generates.  The developer has committed to fund a sanitary 
sewer system, potable water system, the necessary transportation improvements, and an onsite 
stormwater management system.  These improvements in conjunction with the revenues 
generated by the project will produce a net revenue increase for the County.  Therefore the 
proposed amendment will not put an undue burden on the County.  
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