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THOMPSON GROVES   

PLANNED UNIT DEVELOPMENT (“PUD”)  
PROJECT REQUEST & NARRATIVE 

August 26, 2022 
 
 
 

PUD LOCATION & AERIAL:  
 

 
 

PURPOSE AND INTENT: 

The Thompson Groves Planned Unit Development (“PUD”) is proposed and intended to 
comply with all applicable provisions as contained within the Town of Howey-in-the-Hills 
Code of Ordnances, Ordinance 2011-009 (adopted February 27, 2012, as amended).  
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PROJECT REQUEST: 
 
The Thompson Groves PUD (“PUD”) is seeking the following approvals from the Town of 
Howey-in-the Hills: 
 

• Annexation (small northern tract 10.7 acres) 

• Future Land Use Plan Map Amendment to Medium Density Residential (entire 85.4 
acres) 

• Rezoning to PUD (entire 85.4 acres) 
 
CONCURRENCY:    
 
Pursuant to Chapter 10 of the Land Development Code (“LDC”), the PUD will 
demonstrate compliance with the following concurrency categories: 
 

A. Potable water.   
B. Sanitary sewer  
C. Transportation  
D. Solid Waste Disposal  
E. Stormwater Management  
F. Parks 

 
This determination will be made upon further discussion with the Town with respect to the 
proposed PUD’s product type, size and location of all proposed land uses.  
 
COMPREHENSIVE PLAN AMENDMENTS: 
 
The applicant submits that the following presumptions are correct which justify the 
FLUPM amendment and further the Goals, Objectives and Policies: 

There is a basis for the proposed amendment for the subject site as noted:  

• Changes in FLUPM designations on adjacent properties or properties in the 
immediate area and associated impacts demand the change for consistency which 
demonstrate a natural pattern of managed growth and development. 

• Changes in the characteristics of the general area and associated impacts on the 
subject site as a redevelopment site are essential to expand the Town’s ad-
valorem tax base. 

• New infill plans require the FLUPM amendment. 

• Inappropriateness of the adopted FLUPM designation within the existing character 
of the Town and it’s redevelopment and controlled growth efforts. 

• Perhaps the adopted FLUPM designation was assigned in error and did not reflect 
the real project density of the infill needs to carry the density north and forward. 

• The proposed use is suitable and appropriate for the subject site 
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REZONING TO PLANNED UNIT DEVELOPMENT (“PUD”) 
 
The Thompson Groves PUD will strive to adhere to the following PUD standards: 
 

• To allow for diverse uses in close proximity and more open space, when 
available.  

• To reduce energy costs through a more efficient use of land design and 
smaller network of utilities and streets than is typically possible in 
conventional zoning districts.  

• To preserve the natural amenities and environmental assets of the land by 
allowing for clustering of development.  

• To increase the amount of useable open space areas by permitting a more 
economical and concentrated use of building areas than would be possible 
through conventional zoning districts.  

• To provide maximum opportunity for application of innovative concepts of 
site planning in the creation of aesthetically pleasing living, shopping, and 
working environments on properties of adequate size, shape, and location.  

• To provide a flexible zoning district which is intended to encourage an 
appropriate balance between the intensity of development and the 
preservation of open space. 

 
REZONING STANDARDS:   
 
The PUD application responds to the following standards noted below:  
 

• Is the rezoning request consistent with the Town’s comprehensive plan? 
 

Yes. Based upon the requested applications, the PUD will be 
consistent and in compliance with the Town’s Goals, Objectives and 
Policies of the Comprehensive Plan.   

 

• Describe any changes in circumstances of conditions affecting the property 
and the surrounding area that support a change in the current zoning.  

 
The Town’s PUD standards allow for greater design thought than the 
basic zoning district. This site demonstrates an orderly and logical 
growth pattern within the town.  

 

• Will the proposed rezoning have any negative effects on adjacent 
properties?  

 
No. The PUD will be designed in manner and character which will 
provide a value-added community to the town.  
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• Will the proposed rezoning have any impacts upon natural resources?  
 

No.  A full environmental assessment will be performed. The site was 
a former citrus grove so environmental concerns will be mitigated 
should any exist.   

 

• Will the proposed rezoning have any impacts upon adjacent properties?  
 

No. The PUD designation with the surrounding land uses and 
character of the town.  

 

• Will the rezoning create any impacts on services including schools, 
transportation, utilities, stormwater management and solid waste disposal?  

 
No. All applicable concurrency categories will be consistent, in 
compliance and in balance.  

 

• Are there any mistakes in the assignment of the current zoning 
classification?  

 
Yes. The pattern of growth and development on surrounding uses 
dictates the PUD designation.   

 
GENERAL DEVELOPMENT STANDARDS:  
 

• Density and intensity:  
The PUD will not exceed the density and intensity limits for the Future Land Use 
designation of the property as set forth in the Future Land Use Element of the 
Comprehensive Plan. 

 

• Buffers:  
The PUD will provide landscaped separation strip along all property lines abutting 
a residential use or zone or as needed by the PUD.  
 

• Recreation: 
The PUD will provide internal recreation and amenity areas per the applicable code 
requirements. 
 

• Design: 
The PUD designs the residential units to be located away from busy roadways or 
are shielded from traffic noise by solid fencing and landscaping. 
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• Resident Safety: 
The PUD design and site layout and landscaping provides for the safety and 
privacy of residents. 
 

• Resident Outdoor Space: 
The PUD is located conveniently for the use of residents and provides facilities for 
their enjoyment. 
 

• Circulation: 
The PUD s easily accessible to vehicles, bicycles, and pedestrians.  
 

• Unified Concept: 
The PUD is designed as one (1) concept and is not isolated from the surrounding 
community but is an integral part of the community.  
 

THOMPSON GROVES PUD SUMMARY AND DEMONSTRATED COMPLIANCE: 
 
In summary, the PUD project offers the following:    
 

• The PUD will be consistent with, and in compliance with, the Town’s 
Comprehensive Land Use Plan. 

 

• The PUD meets the purpose and intend of the PUD requirements and standards. 
 

• The PUD promotes and protects the public’s health, safety and welfare. 
 

• The PUD provides a value-added project to the town. 
 

• The PUD meets a housing need and demand. 
 

• The PUD increases the town’s ad valorem tax base. 
 

• The PUD provides a high-quality residential project. 
 

• The PUD preserves and highlights the natural features of the property. 
 

• The PUD proposes a coherent network of streets and paths connected to internally 
and to the surrounding roadways. 

 

• The PUD establishes identifiable neighborhoods and provides a basis for varied 
landscaping and amenities. 

 

• The PUD provides for an identity and privacy for future residents but does not 
create a development that is isolated from the surrounding community. 
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Therefore, based upon the foregoing data and analysis, the PUD is justified and can be 
approved.  
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MEMORANDUM 

 

TO:   Howey-in-the-Hills Development Review Committee  

CC:  J. Brock, Town Clerk; S. O’Keefe, Town Administrator  

FROM:  Thomas Harowski, AICP, Planning Consultant  

SUBJECT: Thompson Grove Concept Plan  

DATE:   September 1, 2021 
 

 

 

Thompson Grove is concept design for a single-family residential project located 

off SR 19 just east of the intersection with CR 48.  The project concept includes 252 

single-family housing units with lot sizes of 60 x 110 and 50 x 110; a ten-acre 

commercial area; an amenity area (use undefined) and a conservation area of 6.53 

acres based on existing wetlands and flood prone area.  The project site consists of three 

parcels (3692756, 1301912, and 1299081), one of which is not currently in the Town 

limits.  The applicant is requesting a pre-application meeting to review the concept plan 

and identify steps needed to proceed toward development of the site. 

 

 

Comprehensive Plan Considerations 

 

The comprehensive plan designates the parcel as low density residential on the 

future land use map.  Policy 1.1.1 of the Future Land Use Element identifies the 

maximum allowable density as two units per acre.  Based on the maximum allowable 

density the site will support 163 units.  Density is calculated based on the net land area 

(Policy 1.1.4) which excludes wetlands and water bodies for the density calculation.  

Therefore, 88 acres less 6.53 acres of wetland times two units per acre yields a 

maximum unit total of 163 units. 

 

The site contains no area designated for commercial use on the future land use 

map, so the proposed commercial area will require an amendment to the future land use 

map and the assignment of an appropriate zoning classification. 

 

The presence of wetlands on the site along with frontage on Little Lake Harris will 

activate several policies of the Future Land use Element including: 

 

o Policy 1.3.2 regarding wetland buffers 

o Policy 1.3.3 regarding the 100-year flood plain treatment 

o Policy 1.3.4 regarding mitigation of flood plain impacts 

o Policy 1.3.6 regarding lake shore protection. 

 

TMHConsulting@cfl.rr.com  

                             97 N. Saint Andrews Dr. 

                    Ormond Beach, FL 32174 
 

                     PH: 386.316.8426  
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Future Land Use Element Policy 1.11.6 requires that new development follow the 

existing grid system where possible.  The conceptual layout does this in part, but the 

street extensions should include Temple, Lakeshore and Mission as well as the 

connections at Hamlin and Tangerine as shown. 

 

 Zoning Considerations 

 

The property is zoned Single Family Residential (SFR) which has a one-half acre 

minimum lot size with minimum lot width of 100 feet and minimum lot depth of 150 

feet.  Any lot sizes other than those allowed by the SFR District will require a rezoning.  

The only option for rezoning other than SFR that is consistent with the comprehensive 

plan is for a planned unit development. 

 

The minimum required floor area is 1,800 square feet plus a required two-car 

garage with a minimum of 400 square feet.  These dimensions are similar to the 

minimum standards for the Medium Density Residential 1 district which abuts the 

property along the south side.  MDR-1 lot minimum are 15,000 square feet with a 

minimum lot width of 100 feet and minimum lot depth of 120 feet.  If a rezoning is 

pursued, consideration should be given to matching the MDR-1 lots at least along the 

south perimeter of the project. 

 
 Other Comments and Considerations 

 
1. The single access point from SR 19 is appropraite for the project, but the location 

of the access point needs to be coordinated with the access point for the Lake 

Hills development on the north side of SR 19. 

 

2. A traffic study will be required to verify the system has capacity to support the 

proposed development.  The traffic study should also look at the operational 

needs for the design of the access point. 

 

3. A full concurrency analysis will be required with a subdivision submittal, including 

school concurrency.  The applicant should contact the Lake County School Board 

for application information. 

 

4. If the commercial parcel is pursued, the traffic study will need to include an 

analysis of the commercial property impacts and an analysis of the access needs 

for the commercial parcel.  Please note that the Lake Hills development includes 

a substantial area for commercial development that is approved under their 

development agreement. 

 

5. The project will require extensions of water and sewer service.  These extensions 

also need to be coordinated with the Lake Hills project design and the Town’s 

ongoing efforts to upgrade the north water treatment plant and extend sewer 

service. 
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6. Sewer treatment capacity is currently provided by the Central Lake Community 

Development District, and they will need to be consulted regarding current 

capacity availability.  The sewer collection system is managed by the Town. 

 

7. The parcel in the unincorporated area will need to be annexed and assigned a 

future land use designation by the Town’s comprehensive plan.  Zoning will also 

need to be assigned. 

 

8. The land development code requires a wall and landscaping along the SR-19 

frontage.  Lakes have an alternate treatment option. 

 

 

Development Review Procedures 

 

If the applicant desires to pursue the proposed commercial development and/or 

increase the allowable project density and unit totals, an amendment to the future land 

use map is required.  The process for amending the comprehensive plan is laid out in 

Section 4.02.00 of the land development code. 

 

If the applicant decides to seek a rezoning to planned unit development using the 

current land use designation and density, the procedure for rezoning is set out in Section 

4.15.00 of the land development code. 

 

Once the land use and zoning issues are resolved, the subdivision process is a 

three step process which includes a preliminary subdivisiion plan, and final subdivision 

plan and a final plat.  Approval of a final subdivision plan is typically the point where 

construction of subdivision improvements is permitted.  All of these procedures are set 

out in Chapter 4 of the land development code. 
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Know what's below.

      Call before you dig.

SURVEYOR'S CERTIFICATION

I, HEREBY CERTIFY THAT ALL PARTS OF THIS SURVEY AND DRAWING HAVE BEEN COMPLETED IN

ACCORDANCE WITH THE CURRENT REQUIREMENTS OF THE MINIMUM TECHNICAL STANDARDS FOR

SURVEYING IN THE STATE OF FLORIDA, 5J-17, TO THE BEST OF MY KNOWLEDGE, INFORMATION AND

BELIEF.

_________________________________________________________________

CLYDE R. ELDREDGE                                           DATE

FLORIDA PROFESSIONAL SURVEYOR AND MAPPER #7076

NOT VALID WITHOUT THE SIGNATURE AND THE ORIGINAL RAISED

SEAL OF A FLORIDA LICENSED SURVEYOR AND MAPPER.

FLOOD NOTE

BY GRAPHIC PLOTTING ONLY, THIS PROPERTY LIES IN ZONES "X" AND "AE" OF THE FLOOD INSURANCE

RATE MAP (FIRM), COMMUNITY PANEL NO. 12069C0485E, WHICH BEARS AN EFFECTIVE DATE OF

12/17/2012.

LEGAL DESCRIPTION

THAT PART OF GOVERNMENT LOTS 8 AND 9, SECTION 23, TOWNSHIP 20 SOUTH, RANGE 25 EAST, LAKE

COUNTY, FLORIDA, LYING SOUTHEAST OF STATE ROAD 19.

AND

THAT PART OF THE FOLLOWING DESCRIBED LAND LYING IN GOVERNMENT LOTS 2 AND 3, SECTION 24,

TOWNSHIP 20 SOUTH, RANGE 25 EAST, LAKE COUNTY, FLORIDA, BEGIN AT THE SOUTHWEST CORNER OF

THE SECTION, RUN NORTH 1,543 FEET, EAST TO THE LAKE; BEGIN AGAIN AS BEFORE, RUN EAST 288 FEET,

NORTH 340 FEET, EAST TO THE LAKE, NORTHEASTERLY ALONG THE LAKE TO INTERSECT THE FIRST LINE.

SURVEY REFERENCES

1. WARRANTY DEED DATED JUNE 15, 2006, RECORDED IN OFFICIAL RECORDS BOOK 3193, PAGE 1330 OF

THE PUBLIC RECORDS OF LAKE COUNTY, FLORIDA.

2. FLORIDA DEPARTMENT OF TRANSPORTATION RIGHT-OF-WAY MAP SECTION NO. 1108-101, DATED

05/27/1949.

3. PLAT OF POCO SIERRA, RECORDED IN PLAT BOOK 11, PAGE 32 OF THE PUBLIC RECORDS OF LAKE

COUNTY, FLORIDA.

4. PLAT OF GRIFFIN VILLAGE, RECORDED IN PLAT BOOK 12, PAGE 27 OF THE PUBLIC RECORDS OF LAKE

COUNTY, FLORIDA.

5. PLAT OF VISTA DEL LAGO SUBDIVISION, RECORDED IN PLAT BOOK 22, PAGE 1 OF THE PUBLIC RECORDS

OF LAKE COUNTY, FLORIDA.

6. PLAT OF HOWEY INLET, RECORDED IN PLAT BOOK 52, PAGE 84 OF THE PUBLIC RECORDS OF LAKE

COUNTY, FLORIDA.

7. PLAT OF PORTO FINO BAY, RECORDED IN PLAT BOOK 60, PAGE 16 OF THE PUBLIC RECORDS OF LAKE

COUNTY, FLORIDA.

8. ALTA/NSPS LAND TITLE SURVEY PREPARED BY GEOPOINT SURVEYING, INC., DATED 03/21/2022.

DATUMS

Horizontal: Grid North, NAD83, Florida State Planes, East Zone

(North American Datum of 1983) (2011)

US Survey Foot, Lake County, Florida

Vertical:   NAVD88 (North American Vertical Datum of 1988)

Geoid: Geoid18 (Conus)

ABBREVIATIONS

BM = BENCHMARK

CCR = CERTIFIED CORNER RECORD

CMF = CONCRETE MONUMENT FOUND

CMP = CORRUGATED METAL PIPE

FDOT = FLORIDA DEPARTMENT OF TRANSPORTATION

IRCF = IRON ROD & CAP FOUND

INV = INVERT

LB = LICENSED BUSINESS

LS = LECENSED SURVEYOR

(M) = MEASURED

NAD = NORTH AMERICAN DATUM

NAVD = NORTH AMERICAN VERTICAL DATUM

ORB = OFFICIAL RECORD BOOK

PB = PLAT BOOK

PG = PAGE

PID = PARCEL IDENTIFICATION NUMBER

PLS = PROFESSIONAL LICENSED SURVEYOR

(R) = RECORD

RTK = REAL-TIME KINEMATIC

R/W = RIGHT-OF-WAY

SQ FT = SQUARE FEET

VRS = VIRTUAL REFERENCE STATION

SUBJECT BOUNDARY LINE

FENCE

GROUND CONTOUR

SPOT ELEVATION

ADJACENT BOUNDARY LINE

BUILDING STRUCTURE

CONCRETE

ASPHALT PAVEMENT

STRUCTURE OVERHANG

RIGHT OF WAY LINE

GUARD RAIL

LEGEND

BENCHMARK

FOUND CONCRETE MONUMENT

5/8" IRON ROD & CAP SET, LB 7832

REFLECTOR

SIGN

UTILITY POLE

FOUND BOUNDARY MARKER

SECTION LINE

RIGHT OF WAY CENTER LINE

EDGE OF WATER

FLOODPLAIN DELINEATION

CALCULATED POINT

SURVEY NOTES

1. THIS BOUNDARY & TOPOGRAPHIC SURVEY WAS PREPARED FOR THE EXCLUSIVE USE OF THE

PERSON, PERSONS, OR ENTITY NAMED HEREON.  THIS PLAT DOES NOT EXTEND TO ANY UNNAMED

PERSON, PERSONS OR ENTITY WITHOUT EXPRESS WRITTEN CERTIFICATION BY THE SURVEYOR

NAMING SAID PERSON, PERSONS, OR ENTITY.

2. BEARINGS SHOWN HEREON ARE BASED ON THE FLORIDA STATE PLANE COORDINATE SYSTEM,

EAST ZONE, NORTH AMERICAN DATUM OF 1983 (2011 ADJUSTMENT), DERIVING A BEARING OF

S89°33'50"E ALONG THE SOUTH LINE OF SECTION 23, TOWNSHIP 20 SOUTH, RANGE 25 EAST.

3. THE PROPERTY SHOWN AND DESCRIBED HEREIN HAS AN AREA OF 3,831,177 SQUARE FEET OR

87.952 ACRES, MORE OR LESS.

4. THE PROPERTY IS DESIGNATED BY LAKE COUNTY AS TAX MAP PARCEL ID NUMBERS

23-20-25-0004-000-00800, 24-20-25-0003-000-00600 AND 24-20-25-0003-000-00601. OTHER THAN THE

SUBJECT PROPERTIES, NO OTHER PROPERTIES ARE INCLUDED WITHIN SAID TAX MAP PARCELS.

5. NORTH ARROW, BEARINGS, AND HORIZONTAL ACCURACY ESTABLISHED BY GLOBAL NAVIGATION

SATELLITE SYSTEM RTK OBSERVATIONS USING A FLORIDA PERMANENT REFERENCE NETWORK

SINGLE BASE LINE SOLUTION, COMBINED WITH A TRIMBLE VRS NOW REAL TIME NETWORK

SOLUTION, AND AVERAGED FOR REDUNDANCY.

6. ELEVATIONS SHOWN HEREON ARE PURSUANT TO THE NORTH AMERICAN VERTICAL DATUM OF 1988.

THE COMBINED NETWORK SOLUTION OBTAINED ABOVE WAS CHECKED AGAINST AND CONFORMS

TO RECOVERED LOCAL NGS BENCHMARK  C 431 (PUBLISHED ELEVATION: 132.59').

7. WATER MAIN, STORM SEWER, SANITARY SEWER AND FRANCHISE UTILITY STRUCTURES HAVE BEEN

FIELD LOCATED WHERE VISIBLE. THE SURVEYOR MAKES NO GUARANTEES THAT THE

UNDERGROUND UTILITIES SHOWN COMPRISE ALL SUCH UTILITIES IN THE AREA, EITHER IN-SERVICE

OR ABANDONED.

8. NO PROPOSED CHANGES IN STREET RIGHT OF WAY LINES WAS MADE AVAILABLE TO THE

SURVEYOR BY THE CONTROLLING JURISDICTION NOR WAS ANY EVIDENCE OF RECENT STREET OR

SIDEWALK CONSTRUCTION OR REPAIRS OBSERVED IN THE PROCESS OF CONDUCTING THE

FIELDWORK.

9. THERE WAS NO EVIDENCE OF RECENT EARTH MOVING WORK, BUILDING CONSTRUCTION OR

ADDITIONS  ON THE SUBJECT PROPERTY OBSERVED IN THE PROCESS OF CONDUCTING THE

FIELDWORK.

10. THE PROPERTY HAS ACCESS VIA STATE ROAD 19, WHICH IS A PUBLIC RIGHT-OF-WAY.

11. EQUIPMENT USED FOR MEASUREMENT:

ANGULAR: TRIMBLE R12/S5 ROBOTIC TOTAL STATION

LINEAR: TRIMBLE R12/S5 ROBOTIC TOTAL STATION

GPS: TRIMBLE R12 GPS RECIEVER

12. STATE, COUNTY, & LOCAL BUFFERS AND SETBACKS MIGHT EXIST ON THE SUBJECT PROPERTY THAT

ARE NOT SHOWN HEREON.

BACKFLOW PREVENTER

SPRINKLER HEAD

DIRT

WETLAND

SEE SHEETS 2 - 3 FOR

TOPOGRAPHIC SURVEY DATA

May 6, 2022
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Know what's below.

      Call before you dig.
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ABBREVIATIONS

BM = BENCHMARK

CCR = CERTIFIED CORNER RECORD

CMF = CONCRETE MONUMENT FOUND

CMP = CORRUGATED METAL PIPE

FDOT = FLORIDA DEPARTMENT OF TRANSPORTATION

IRCF = IRON ROD & CAP FOUND

INV = INVERT

LB = LICENSED BUSINESS

LS = LECENSED SURVEYOR

(M) = MEASURED

NAD = NORTH AMERICAN DATUM

NAVD = NORTH AMERICAN VERTICAL DATUM

ORB = OFFICIAL RECORD BOOK

PB = PLAT BOOK

PG = PAGE

PID = PARCEL IDENTIFICATION NUMBER

PLS = PROFESSIONAL LICENSED SURVEYOR

(R) = RECORD

RTK = REAL-TIME KINEMATIC

R/W = RIGHT-OF-WAY

SQ FT = SQUARE FEET

VRS = VIRTUAL REFERENCE STATION

SUBJECT BOUNDARY LINE

FENCE

GROUND CONTOUR

SPOT ELEVATION

ADJACENT BOUNDARY LINE

BUILDING STRUCTURE

CONCRETE

ASPHALT PAVEMENT

STRUCTURE OVERHANG

RIGHT OF WAY LINE

GUARD RAIL

LEGEND

BENCHMARK

FOUND CONCRETE MONUMENT

5/8" IRON ROD & CAP SET, LB 7832

REFLECTOR

SIGN

UTILITY POLE

FOUND BOUNDARY MARKER

SECTION LINE

RIGHT OF WAY CENTER LINE

EDGE OF WATER

FLOODPLAIN DELINEATION

CALCULATED POINT

BACKFLOW PREVENTER

SPRINKLER HEAD

DIRT

WETLAND
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Know what's below.

      Call before you dig.
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The information contained on this map is proprietary and confidential.  The use
or disclosure of this information by you to third parties is prohibited by law and
may give rise to civil or criminal liability.

Issue Date: 8/23/2022 22001110Atwell, LLC Project:

Lake County, FL

Site Plan

Project Boundary

´

Thompson Grove Site
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