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EXISTING PROPERTY CHARACTERISTICS 

Parcel 1 is a 32.26-acre site owned by South Florida Gateway Industrial LLC that is located south of SW 

96th Street and immediately “north” of the South Florida Gateway PUD.  Parcel 2 is a 32.26-acre site 

owned by Kanner/96th St Investments LLC that is located south of SW 96th Street and immediately “west” 

of the South Florida Gateway PUD.   

 

Parcel 1 is currently designated for Agricultural future land use with A-2 zoning district.  Parcel 2 is 

currently designated for Industrial future land use with a LI zoning district. 

 

Both parcels have been utilized and maintained in various forms of  agricultural operations for several 

decades.  Both sites contain agricultural ditches, farm buildings and access paths scattered throughout the 

site.  There are no native upland or wetland habitat on either property. 

 

 

COMPREHENSIVE PLAN FUTURE LAND USE MAP AMENDMENT 

The proposed future land use map amendment from Agricultural to Industrial on Parcel 1 is in direct 

response to the success of the South Florida Gateway PUD, which has attracted almost 2 million square 

feet of industrial warehouse and distribution facilities. 

 

The intent is to change the future land use on Parcel 1 from Agricultural to Industrial and add the 32.26 

acres to the South Florida Gateway PUD by way of the pending 2nd PUD Amendment.  The South Florida 

Gateway developer has recently completed the extension of Martin County utilities adjacent to the subject 

property.  The proposed infrastructure improvements include direct access to SW Gateway Place, which 

provides a vehicular connection to the SW Kanner Highway signalized intersection. No access to SW 96th 

Street is proposed. 

 

The revised application also includes a concurrent land use amendment on Parcel 2 to change 32.26 acres of 

Industrial future land use to Agricultural future land use with a corresponding AG-20A zoning district. The 

concurrent change from Industrial to Agricultural future land use on Parcel 2 results in no net increase in 

Industrial future land use and no net increase in the corresponding Freestanding Urban Service District (see 

CPA 23-01).  Because the application does not increase the Industrial future land use category or expand the 

Freestanding Urban Service District, there is no net increase in traffic impacts or impacts to public facilities and 

services.   



 
 

2 
 

 

Likewise, the proposed re-allocation of an equal amount of Agricultural future land use on Parcel 2 ensures no 

decrease in Agricultural land use potential. 

 

Like South Florida Gateway PUD, which consists of approximately 184 acres of developable land, Parcel 

1 has been previously impacted by agricultural activities and offers the unique ability to accommodate 

desirable industries that require large contiguous land tracts without negatively impacting natural 

resources or surrounding properties.  

 

Parcel 1 is located adjacent to major roads, supported by existing infrastructure improvements and is 

physically suitable for industrial development that can meet established performance standards that 

prevent nuisance impacts to surrounding properties.    

 

As evidenced by the success of South Florida Gateway, which has attracted first class businesses to 

Martin County such as Foundry Commercial and Karis Cold, the subject request to add 32.26 acres to the 

PUD will further the positive economic and employment opportunities initiated by the South Florida 

Gateway PUD. 
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APPLICATION JUSTIFICATION  
 
1.0 Comprehensive Growth Management Plan Future Land Use Amendment Criteria. 
According to the Comprehensive Growth Management Plan (CGMP), staff can recommend 
approval of the requested change on Parcel 1 from 32.26 acres of Agricultural to Industrial 
future land use concurrent with the change on Parcel 2 from 32.26 acres of Industrial to 
Agricultural future land use provided it is consistent with all other elements of the CGMP and at 
least one of the following four criteria has been demonstrated by the applicant to exist: 
 

1.1 (a) Past changes in land use designations in the general area make the proposed use 

logical and consistent with these uses and adequate public services are available; or 
 

Since adoption of the Comprehensive Growth Management Plan in 1982, numerous changes in 
land use designations and growth have occurred in the general area that make the proposed 
use logical and consistent with the surrounding land uses.  Table 1 below provides a synopsis of 
the land use changes that have occurred in the general area since 1990.   

 
TABLE 1: RELEVANT FUTURE LAND USE AMENDMENTS SINCE 1990 

 

CPA Number Location From To Year 

CPA 13-2 West of SR 76 at Linden Street 
intersection 

COR Commercial 
Limited 

2014 

CPA 07-2 East of SR 76 south of Indian 
Street 

Limited 
Commercial 

Institutional 
General 

2008 

CPA 05-2 West of SR 76 along Linden 
Street 

Estate 
Density 

Rural 
Heritage 

2006 

CPA 19-6 West of Kanner Highway, ½ 
mile south of Kanner/Pratt 
Whitney intersection 

Agricultural Industrial 2019 

CPA 93-16 East of SR 76 at Gaines Ave. 
north of Cove Road 

Low Density Limited 
Commercial 

1994 

CPA 16-2 East of Kanner Highway and 
Crimson Way 

Commercial  
General 

Low Density 2016 

CPA 19-11 East of Kanner Highway 
between Cove Road and 
Salerno Road 

Estate 
Density 

Low Density 2019 

CPA 19-22 Southeast corner of Kanner 
Highway and Pratt Whitney 
Road 

Agricultural Commercial 
General 

2019 

CPA 19-19 East of Pratt Whitney Road 
north of Bulldog Way 

Rural 
Density 

Estate 
Density 

2019 

CPA 99-02 Tropical Farms – MC Utilities  Rural/Estate 
Density 

General 
Institutional 

1999 

CPA 05-1 Tropical Farms – MC Utilities Rural 
Density 

General 
Institutional 

2005 

 
 

The +/- 32.26-acre parcel being changed from Agricultural to Industrial future land use (subject 
property) is part of a larger 150-acre parcel located immediately north of the Freestanding 
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Urban Service District that comprises the South Florida Gateway PUD. The Freestanding Urban 
Service District includes a 30-acre site owned by Martin County that will be developed as the 
County Operations Center.  The South Florida Gateway PUD, which includes more than 
2,000,000 sf of warehouse and distribution facilities, is currently under construction.  As part of 
these projects, water and sewer lines and improvements to Kanner Highway have been 
constructed, which includes access to the subject property from Kanner Highway by way of SW 
Gateway Place.    
 
The corresponding 32.26 acres of property being changed from Industrial to Agricultural is 
located west of the County Operations Center and the South Florida Gateway PUD.   
 
Numerous other developments and Comprehensive Plan amendments have been completed in 
the surrounding area since the original Comprehensive Plan was adopted in 1982 including the 
expansion of Kanner Highway from 2 to 4 lanes, the construction of I-95 Interchanges at Kanner 
Highway and Bridge Road, the construction of South Fork High School, the development of the 
Florida Club PUD and numerous other residential projects north of Pratt Whitney Road and SW 
96th Street, and the construction of the Tropical Farms Water and Wastewater Treatment facility 
that is owned and operated by Martin County. 
 
The growth in the area has clearly altered the character of the area such that the proposed land 
use is consistent with surrounding uses and adequate public facilities and services are 
available. 
 

 

1.2 (b) Growth in the area, in terms of development of vacant land, redevelopment and 

availability of public services, has altered the character of the area such that the 

proposed request is now reasonable and consistent with area land use characteristics; 

or 
 

As described in the comment box above, growth in the area has consumed most of the vacant 
lands within the urban service districts and the construction of the I-95 Interchanges at Kanner 
Highway and Bridge Road have permanently altered the character of the area such that the 
proposed request is now reasonable and consistent with area land use characteristics. 

 

1.3 (c) The proposed change would correct what would otherwise appear to be an 

inappropriately assigned land use designation; or 
 

This criterion is not applicable to the subject request.  However, the proposed amendment 
clearly meets 2 of the 4 criteria.  Staff can recommend approval of the requested change 
provided at least one of the four criteria has been demonstrated by the applicant to exist and the 
amendment is consistent with all other elements of the CGMP. 

 

1.4 (d) The proposed change would fulfill a public service need that enhances the health, 

safety or general welfare of County residents. 
 

This criterion is not applicable to the subject request.  However, the proposed amendment 
clearly meets 2 of the 4 criteria.  Staff can recommend approval of the requested change 
provided at least one of the four criteria has been demonstrated by the applicant to exist and the 
amendment is consistent with all other elements of the CGMP. 
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2.0 Physical Characteristics of the Site. 
 

The 32.26-acres on Parcel 1 and 32.26 acres on Parcel 2 have been previously impacted by 
agricultural activities and contain no native upland or wetland habitat.  Parcel 1, which is being 
changed from Agricultural to Industrial is located approximately 300 feet west of Roebuck 
Creek.  The land use surrounding Roebuck Creek will remain Agricultural.  Parcel 1 is adjacent 
to platted roads and utilities that are under construction in the South Florida Gateway PUD.  
Neither parcel currently support any agricultural use or food production.   

 
2.1 Compatibility with Surrounding Uses. 
 

Parcel 1 is bordered on the north, east and west by vacant Agricultural property under the same 
ownership. The properties to the south are comprised of Industrial land within the South Florida 
Gateway PUD including a perimeter access road (SW Gateway Place) and utilities that can 
service the subject property. 
 
Parcel 2 is located west of the County Operations Center and the South Florida Gateway PUD.  
It is adjacent to Agricultural future land use that extends west to the St. Lucie Canal. 
 
The proposed change from Agricultural to Industrial future land use on Parcel 1 allows for the 
efficient use of the adjacent road and utility improvements.  The new parcel is an extension of 
the South Florida Gateway PUD and furthers the expansion economic and employment 
benefits.  

 
2.3 Analysis of Applicable CGMP Policies 
 
The following CGMP policies support the proposed land use amendments: 
 
“Goal 4.7:  To regulate urban sprawl by directing growth in a timely and efficient manner to 
areas with urban public facilities and services, where they are programmed to be available, at 
the levels of service adopted in this plan.” 

  
“Objective 4.7A:  To concentrate higher densities and intensities of development in strategically 
located Primary Urban Services Districts, including commercial, industrial and residential 
development exceeding a density of two units per acre, where all public facilities are available or 
are programmed to be available at the base levels of service adopted in the Capital 
Improvements Element.” 
 

Parcel 1 is immediately north of Industrial land within the South Florida Gateway PUD with 
direct access to water and sewer services and a perimeter road (SW Gateway Place) that 
provides a direct connection to a signalized intersection at SR 76 (SW Kanner Highway).  
 
The proposed change from Agricultural to Industrial directs growth in a timely and efficient 
manner where urban services are available or programmed to be available.  It is an extension of 
the South Florida Gateway PUD and an expansion of its economic and employment benefits.  
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“Objective 4.11A. To continue to use the Land Development Regulations to provide a variety 
of zoning classifications to implement the Industrial future land use designation and 
accommodate a diversity of industrial development, as desired by the community.” 

“Policy 4.11A.1. Zoning district for research and development. A zoning district shall be 
created to permit research and development in the Industrial future land use designation.” 

 

Parcel 1 is intended to be added to the South Florida Gateway PUD by way of a rezoning to 
PUD.  The South Florida Gateway PUD Agreement provides the zoning framework and special 
conditions that ensure targeted businesses and industries are accommodated in a first-class 
industrial park. 

 

“Objective 4.11B. To ensure the County's Land Development Regulations recognize locational 
criteria for industrial land in the Land Use Element and ensure that space requirements are 
satisfied when determining the distribution of specific types of industrial activities.”  

“Policy 4.11B.1. Development review process for industrial development. The development 
review process shall ensure that, at a minimum:  

(1) Industrial activities are compatible with surrounding land uses, established or planned 
development, and natural systems and resources.  

(2) Sites for industrial development are accessible to essential public and private facilities 
and services at the levels of service adopted in this Plan for transportation, potable water, 
solid waste, drainage and sanitary sewer.  

(3) Sites for industrial development are located with convenient access to major road 
transportation corridors and are encouraged to locate with convenient access to air, water 
and rail transportation facilities.  

(4) Sites for industrial development are located with convenient access to the labor supply, 
raw material sources, energy resources and market areas.  

(5) A need for industrial land use is demonstrated in a County-wide assessment when 
industrial proposals are considered by the Board of County Commissioners.” 

 

“Policy 4.11D.1. Criteria for encouraging industries. The County shall encourage industries 
that:  

(1) Generate high levels of employment offering higher than average wages and salaries and 
relative independence from cyclical changes in the economy;  

(2) Produce services and/or products that complement the needs and resources of existing 
industry in Martin County;  

(3) Provide basic industry that is likely to attract additional industry compatible with the goals 
and objectives in the Economic Element;  

(4) Contribute net revenue to the Martin County government, thus enhancing the County's 
fiscal capability;  

(5) Conserve the County's natural resources and public facilities by generating minimal 
adverse impacts on groundwater and potable water, the transportation system, the solid 
waste system and other natural resources or community facilities.” 
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“Policy 4.11D.2. Sufficient industrial land. Allocation of land for industrial development shall 
reflect its location and space requirements and the potential fiscal and environmental impacts 
on Martin County. The location and distribution of specific types of industrial activities shall be 
determined based on the following considerations:  

(1) Trip generation characteristics and impact on existing and planned transportation 
systems, including dependence on rail, air or trucking for distribution of materials and goods;  

(2) Anticipated employment generation, floor area requirements and market area;  

(3) Ability to meet established performance standards for preventing or minimizing nuisance 
impacts, such as emission of air pollutants, glare, noise or odor;  

(4) Impact on established or planned development and natural systems;  

(5) Impact on existing and planned public services, utilities and water and energy resources; 
and  

(6) Ability to connect to a regional water and wastewater treatment system.” 

 

Parcel 1 is ideally situated adjacent to the South Florida Gateway PUD.  Like South Florida 
Gateway PUD, which consists of approximately 184 acres of developable land, the subject 
property has been previously impacted by agricultural activities and offers the unique ability to 
accommodate desirable industries that require large contiguous land tracts without negatively 
impacting natural resources or surrounding properties. It is located adjacent to major roads, 
supported by existing or programmed potable water and sanitary sewer service and physically 
suitable for industrial development that can meet established performance standards for 
preventing nuisance impacts.   As evidenced by the success of South Florida Gateway PUD, 
which has attracted first class businesses to Martin County such as Foundry Commercial and 
Karis Cold, the subject request to add 32.26 acres to the PUD will further the implementation of 
the CGMP goals, objectives and policies described above.   
 
To address concerns regarding the need for an increase in Industrial land use and the 
elimination of Agricultural land use, a corresponding future land use amendment from Industrial 
to Agricultural future land use is proposed on Parcel 2, which is adjacent to Parcel 1.  Changing 
the future land use on Parcel 2 ensures no increased impacts on public facilities and services 
and no decrease in Agricultural land use potential. 

 
Policy 4.13A.1. Intent of agricultural designation.  

(2) Conversion of land designated Agricultural on the FLUM. Agriculturally designated land 
may be redesignated only by an amendment to the FLUM. The intent of this section aims to 
permit such an amendment upon a finding by the Board of County Commissioners that the 
applicant has demonstrated:  

 

(a) The proposed development shall not adversely impact the hydrology of the area or the 
productive capacity of adjacent farmlands not included in the amendment application in any 
other manner;  

 

(b) The proposed land conversion is a logical and timely extension of a more intense land 
use designation in a nearby area, considering existing and anticipated land use development 
patterns; consistency with the goals and objectives of the CGMP; and availability of 
supportive services, including improved roads, recreation amenities, adequate school 
capacity, satisfactory allocations of water and wastewater facilities, and other needed 
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supportive facilities. Such findings shall be based on soil potential analysis and agricultural 
site assessment.  

 

To comply with these policies, a corresponding future land use amendment from 32.26 acres of 
Industrial to Agricultural future land use is proposed Parcel 2.  The proposed relocation of an 
equal amount of Agricultural future land use ensures no decrease in Agricultural land use 
potential. 

 

 

2.4  Urban Sprawl. 
 

Urban Sprawl is defined in HB 7207 as a development pattern characterized by low density, 

automobile-dependent development with either a single use or multiple uses that are not 

functionally related, requiring the extension of public facilities and services in an inefficient 

manner, and failing to provide a clear separation between urban and rural uses. 

 

Florida Statute 163.3177(3)(a)9. states that any amendment to the future land use element shall 

discourage the proliferation of urban sprawl and provides thirteen indicators to judge whether a 

future land use amendment discourages the proliferation of urban sprawl. This proposed 

amendment complies with 13 out of 13 sprawl criteria that discourages the proliferation of 

urban sprawl. 

 

Florida Statute provides an additional eight criteria, of which four must be met, in order to judge 

whether an amendment can be determined to discourage the proliferation of urban sprawl. This 

proposed amendment meets x out of x criteria that determine the application discourages urban 

sprawl. An evaluation of the thirteen indicators for urban sprawl and a determination on the 

eight additional criteria for this future land use request follows: 

 
(I) Promotes, allows, or designates for development substantial areas of the jurisdiction to 

develop as low-intensity, low-density, or single-use development or uses. 
 

The proposed Industrial future land use designation on Parcel 1 will add to the existing 
economic benefits, employment opportunities and mix of businesses provided by the adjacent 
South Florida Gateway PUD. Discourages the proliferation of urban sprawl. 

 

(II) Promotes, allows, or designates significant amounts of urban development to occur in rural 

areas at substantial distances from existing urban areas while not using undeveloped lands 

that are available and suitable for development. 
 

Parcel 1 and Parcel 2 are immediately adjacent to and generally surrounded by urban 
development. Discourages the proliferation of urban sprawl. 

 

(III) Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon 

patterns generally emanating from existing urban developments. 

 

Parcel 1 and Parcel 2 are immediately adjacent to and generally surrounded by urban 
development. Discourages the proliferation of urban sprawl. 



Parcel 1: South Florida Gateway Industrial LLC CPA #22-12 
Parcel 2: Kanner/96th St Investments LLC 
 

Comprehensive Plan FLUM Amendment 

7 
 

 

(IV) 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. 

 

 

To ensure protection of natural resources, Parcel 1, which contains no upland or wetland 
habitat, is approximately 300 feet from Roebuck Creek.   Discourages the proliferation of urban 
sprawl. 

 

(V) Fails to adequately protect adjacent agricultural areas and activities, including silviculture, 

active agricultural and silvicultural activities, passive agricultural activities, and dormant, 

unique, and prime farmlands and soils. 

 

The surrounding lands no longer support active or passive agricultural areas or activities. 
Discourages the proliferation of urban sprawl. 

 
(VI) Fails to maximize use of existing public facilities and services. 

 

Parcel 1 is immediately adjacent to road and utility services that exist or are under construction 
within the adjacent South Florida Gateway PUD.  The “relocation of 32.26 acres of Industrial 
land use will maximize the use of existing public facilities and services.  Discourages the 
proliferation of urban sprawl. 

 

(VII) Fails to maximize use of future public facilities and services.  

 

Parcel 1 is immediately adjacent to road and utility services that exist or are under construction 
within the adjacent South Florida Gateway PUD. It is ideally situated adjacent to the urban 
service area where additional residential lands and urban development will be necessary to 
support job growth.  Discourages the proliferation of urban sprawl. 

 
(VIII) 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. 

 

Parcel 1 is ideally situated adjacent to the urban service area where additional residential lands 
and urban development will be necessary to support job growth. Discourages the proliferation of 
urban sprawl. 

 
(IX) Fails to provide a clear separation between rural and urban uses. 

 

Parcel 1 is ideally situated adjacent to the urban service area where additional residential lands 
and urban development will be necessary to support job growth. Active farmland is physically 
separated by the St. Lucie Canal. Discourages the proliferation of urban sprawl. 
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(X) Discourages or inhibits infill development or the redevelopment of existing neighborhoods 

and communities. 
 

Parcel 1 offers the unique ability to accommodate desirable industries that require large 
contiguous land tracts without negatively impacting natural resources or surrounding properties. 
It is located adjacent to major roads, supported by existing or programmed potable water and 
sanitary sewer service and physically suitable for industrial development that can meet 
established performance standards for preventing nuisance impacts.   These physical 
characteristics are not available or appropriate for in-fill parcels or redeveloped neighborhoods. 
Discourages the proliferation of urban sprawl. 

 

XI) Fails to encourage a functional mix of use 

 

The proposed Industrial future land use designation will add to the existing economic benefits, 
employment opportunities and mix of businesses provided by the adjacent South Florida 
Gateway PUD. Surrounding lands should be considered for residential development to support 
anticipated job growth and create workforce housing in close proximity to employment centers. 
Discourages the proliferation of urban sprawl. 

 

(XII) Results in poor accessibility among linked or related land uses. 
 

Parcel 1 is intended to be added to the South Florida Gateway PUD that provides 
interconnected roads and sidewalks that connect the various parcels to each other and the 
public sidewalks along Kanner Highway. Discourages the proliferation of urban sprawl. 

 

(XIII) Results in the loss of significant amounts of functional open space. 

 

No public open space or functional space that benefits the general public or surrounding 
properties is affected by the proposed change in land use. Discourages the proliferation of 
urban sprawl. 

 

The proposed land use amendment complies with 13 of 13 criteria that discourage urban 
sprawl. 

 
 
2.4.1 Proliferation of Urban Sprawl. 

In order for the application to be determined to discourage the proliferation of urban sprawl, the 

amendment must incorporate development patterns or urban forms that achieve four or more of 

the following:  

 

(I) Directs or locates economic growth and associated land development to geographic areas of 

  the community in a manner that does not have an adverse impact on and protects natural 

resources and ecosystems. 
 

The subject property is ideally situated adjacent to the South Florida Gateway PUD.  Like South 
Florida Gateway PUD, which consists of approximately 184 acres of developable land, the 
subject property has been previously impacted by agricultural activities and offers the unique 
ability to accommodate desirable industries that require large contiguous land tracts without 
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negatively impacting natural resources or surrounding properties. It reduces the impact on 
natural resources and ecosystems. Discourages the proliferation of urban sprawl. 

 
(II) Promotes the efficient and cost-effective provision or extension of public infrastructure and 

services. 

 

The subject property is immediately adjacent to road and utility services that exist or are under 
construction within the adjacent South Florida Gateway PUD.  The “relocation” of 32.26 acres of 
Industrial land use will maximize the use of public facilities and services. Discourages the 
proliferation of urban sprawl. 

 

(III) Promotes walkable and connected communities and provides for compact development and 

a mix of uses at densities and intensities that will support a range of housing choices and a 

multimodal transportation system, including pedestrian, bicycle, and transit, if available. 
 

The proposed Industrial land use is not designed to provide a mix of uses at densities and 
intensities that support a range of housing choices. However, surrounding lands should be 
considered for residential development to support anticipated job growth and create workforce 
housing in close proximity to employment centers. Discourages the proliferation of urban sprawl. 

 

(IV) Promotes conservation of water and energy. 

 

The subject site has been impacted by previous agricultural activities and is adjacent to existing 
or programmed public facilities.  The consolidation of industrial warehouse and distribution 
facilities at one location conserves energy and the development of stormwater retention areas 
provides a greater level of stormwater treatment and aquifer recharge prior to discharge as 
compared to development under the Agricultural land use.  Discourages the proliferation of 
urban sprawl. 

 
(V) Preserves agricultural areas and activities, including silviculture, and dormant, unique, and 

prime farmlands and soils. 

 

The corresponding change on Parcel 2 from 32.26 acres of Industrial to Agricultural future land 
use ensures no net loss of Agricultural land use potential. Discourages the proliferation of urban 
sprawl. 

 
 

(VI) Preserves open space and natural lands and provides for public open space and recreation 

needs. 

The site does not contain public open space or natural lands and the proposed land use change 
will not affect public open space, natural lands or public recreation. However, surrounding lands 
should and can be considered for residential development to support anticipated job growth, 
create workforce housing in close proximity to employment centers and provide public open 
space and recreation needs. Discourages the proliferation of urban sprawl. 

 

(VII) Creates a balance of land uses based upon demands of residential population for the 

nonresidential needs of an area. 
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The proposed Industrial land use is not designed to provide a balance of land uses. However, 
surrounding lands should and can be considered for residential development to support 
anticipated job growth and create workforce housing in close proximity to employment centers. 
Discourages the proliferation of urban sprawl. 

 

(VIII) Provides uses, densities, and intensities of use and urban form that would remediate an 

existing or planned development pattern in the vicinity that constitutes sprawl or if it 
provides for an innovative development pattern such as transit-oriented developments or 

new towns as defined in s. 163.3164. 

 

Neither the proposed Industrial land use nor the existing Agricultural future land use designation 
provides for transit-oriented development or new towns as defined in s. 163.3164. However, 
surrounding lands should and can be considered for residential development to support 
anticipated job growth, create workforce housing in close proximity to employment centers and 
provide public open space and recreation needs. Discourages the proliferation of urban sprawl. 

 

Eight out of eight of the criteria have been met to determine if the application discourages the 
proliferation of urban sprawl. 

 

 
2.4.2 Conversion of Land. 

 

Conversion of Land. Since the subject property is currently designated as Agricultural, the 

standards mentioned in Policy 4.13A.1.(2) must be considered in order to determine whether the 

proposed change is appropriate. The following is an excerpt from Policy 4.13A.1.(2), CGMP, 

Martin County, Fla. (2019), (2) Conversion of land designated Agricultural on the FLUM. 

Agriculturally designated land may be redesignated only by an amendment to the FLUM.  

The intent of this section aims to permit such an amendment upon a finding by the Board of 

County Commissioners that the applicant has demonstrated: 

 
(a) The proposed development shall not adversely impact the hydrology of the area or the 

productive capacity of adjacent farmlands not included in the amendment application in any 

other manner;  

 

(b) The proposed land conversion is a logical and timely extension of a more intense land use 

designation in a nearby area, considering existing and anticipated land use development 

patterns; consistency with the goals and objectives of the CGMP; and availability of 

supportive services, including improved roads, recreation amenities, adequate school 

capacity, satisfactory allocations of water and wastewater facilities, and other needed 

supportive facilities. Such findings shall be based on soil potential analysis and agricultural 

site assessment. 

 

To comply with these policies, a corresponding future land use amendment from 32.26 acres of 
Industrial to Agricultural future land use is proposed on adjacent land (Parcel 2).  The proposed 
relocation of an equal amount of Agricultural future land use ensures no decrease in Agricultural 
land use potential. 
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2.5  Availability of Public Facilities and Services. 
 

Policy 4.1B.2. Analysis of Availability of Public Services.  All requests for amendments to the 

FLUMS shall include a general analysis of (1) the availability of adequate public facilities and 

(2) the level of services (LOS) required for public facilities in the proposed land uses. 
 

The subject site is adjacent to the Freestanding Urban Service District along Kanner Highway 
and all public facilities and services that are needed to serve the project are either in place or 
under construction and will be maintained through a Community Development District (CDD) 
and/or Property Owners Association (POA).  No increase in Industrial future land use is 
proposed therefore there is no impact on the availability of public facilities and services. 

 
 
2.6 Justification Statement for Rezoning Application from A-2 to PUD  
 

a.  Whether the proposed rezoning is consistent with all applicable Provisions of the CGMP.  
 

The requested rezoning on Parcel 1 from the A-2 zoning district to the PUD zoning district is 
consistent with Ordinance 1152 that restricts future development within the Freestanding Urban 
Service District to PUD applications.  The corresponding rezoning on Parcel 2 from LI to AG-
20A is consistent with the County’s current land development and zoning code. 

 

b.  Whether the proposed rezoning is consistent with all applicable provisions of the Martin 

County Land Development Regulations (LDR).  
 

The requested rezoning is consistent with all applicable provisions of the Land Development 
Regulations. 

 

c.  Whether the proposed zoning district is compatible with the character of the existing land 

uses in the adjacent and surrounding area and the peculiar suitability of the property for the 

proposed zoning use. 
 

The PUD Agreement and master plan conditions ensure compatibility with the character of the 
existing land uses in the adjacent and surrounding areas.   

 

d.  Whether and to what extent there are documented changed conditions in the area. 
 

The growth in the area, particularly the surrounding residential uses, roadway expansion and 
availability of water and sewer service, has altered the character of the area such that the 
proposed request is now reasonable and consistent with area land use characteristics.   

 

e.  Whether and to what extent the proposed zoning would result in demands on public facilities. 
 

No increase in Industrial future land use is proposed therefore there is no additional demand on 
public facilities and services. 
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f.  Whether and to what extent the proposed zoning would result in a logical, timely and orderly 

development pattern which conserves the value of existing development and is an 

appropriate use of the county's resources.  

 

The successful development of the South Florida Gateway PUD within the existing 
Freestanding Urban Service District, the expansion of utilities and the attraction of targeted 
industries to this area of the County attests to the timely and orderly development pattern that 
will be furthered by this request. 
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INTRODUCTION- 
This report provides an environmental assessment of a 32.257+/- acre project area, including an 
inventory of the land cover types and vegetative communities present, soil resources, as well as 
observations or an analysis for the potential presence of wildlife, and including a special 
emphasis on state or federally listed wildlife and plant species. The data presented in this 
environmental assessment has been compiled based on the review of publicly available 
information and field reconnaissance conducted on the subject property from April 2022 through 
August 2023. All listed or protected species status designations are current as of the time of 
preparation of this report.    
The subject property is referred to as the South Florida Gateway PUD Addition industrial 
property. It is located in unincorporated Martin County, Florida within Section 13, Township 
39S, and Range 40E, generally located south of SW 96th Street, west of Kanner Highway, and 
east of the C-44 Canal.  
The subject property is surrounded by agricultural lands to the east, west and north, and by an 
industrial development to the south.  
A Location Map, USGS Quadrangle Map, and Aerial Photograph are provided in the Appendix. 
 

PREVIOUS IMPACTS – 
The subject property has been altered from its natural condition at different points in time, and 
currently, the property is a former tree nursery.  
Analysis of historic aerial photography indicates agricultural improvements and activities on the 
property as far back as 1940.  The property was improved in the 1980s as a cattle ranch, and as a 
tree farm between 1986 and 1992. There has been continuous agricultural use of the property for 
at least 60 years.   
 

NATURAL RESOURCE INVENTORY – 
SOILS 

A U.S. Department of Agriculture (USDA) Natural Resources Conservation Service (NRCS) 
Custom Soil Resource Report was generated for the subject property and is provided in the 
Appendix. This report contains a soils map with the boundary of the property depicted as well as 
additional information and descriptions of soil resources for the subject property.  According to 
the soil survey data, one soil type is found on the subject property: (#21) Pineda-Riviera Fine 
Sands association. 

It is important to note that the description of these soils, in their natural state, according to the 
NRCS, was originally generated in the early 1970s, and therefore may predate some of the more 
recent land management activities or alterations that have occurred since that time.  
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NATURAL COMMUNITIES AND LAND COVER 
The natural communities and land cover types on the subject property have been classified in 
accordance with the Florida Land Use, Cover and Forms Classification System (FLUCFCS, 
January 1999) published by the Florida Department of Transportation. Based on field 
reconnaissance and aerial photo interpretation descriptions of the observed land cover types are 
provided below and a FLUCFCS Map is provided in the Appendix as Figure 4.  All acreage 
figures are estimates based on aerial photo- interpretation and field reconnaissance conducted on 
the property in February and August 2023.  
 
#241 – Tree Nurseries -  
This area was used as a tree nursery, however, most of this land cover does not appear to be 
actively managed aside from a small area in the north-central portion of the property, currently 
being used as a nursery for small ornamentals and palms, with associated buildings. The un-
managed areas of the tree nursery include remnants of the irrigation system, weed fabric, cloth 
shade, various pots and other nursery supply materials. 
 
#510 – Ditches -  
These are man-made excavated linear water bodies that function to provide irrigation and 
drainage for the on-site agricultural and tree nursery activities. They are steep sided and 
generally un-vegetated with the exception of ruderal grasses.  
 
 

LISTED SPECIES EVALUATION - 
LISTED FAUNA 
Listed species of wildlife are as found in “Florida’s Endangered Species and Threatened 
Species”, published by the Florida Fish and Wildlife Conservation Commission (FFWCC), 
updated December 2022. Given the alterations of on-site habitats, the property provides 
significantly reduced foraging and/or nesting habitat for most state and/or federally listed wildlife 
species. There are no remaining natural habitats however, the agricultural ditch and swales may 
provide potential foraging opportunities for several species, primarily wading birds. 
Pedestrian surveys were conducted throughout the property to determine the presence or potential 
occurrence of listed species in February and August 2023. On the basis of these observations as 
well as designated consultation areas and critical habitats, the following listed species and 
potential for occurrence have been evaluated: 
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American Alligator (Alligator mississippiensis) – Federally Listed - Threatened (due to similarity 
of appearance to American crocodile)  
This species was not observed within the subject property but this species can occur in any 
waterbody in Florida therefore, this species has the potential to use the ditch found on site.  
The ditch was dry during the February 2023 field assessment, thus indicating seasonal 
inundation. The absence of deep and permanent water bodies likely renders this property 
unsuitable for the year-round usage of this property by the American alligator and thus this 
species, if present, is likely transient.       
 
Audubon’s Crested Caracara (Polyborus plancus audubonii) – Federally Listed – Threatened 
The property falls within the designated USFWS consultation area for this species.  
The subject property offers suitable foraging habitat (open herbaceous groundcover) and 
potentially suitable nesting trees as the site exhibits mature cabbage palms, however, no crested 
caracara has been observed foraging or nesting on the subject property.   
This species has been observed in the vicinity of the site however there are no known nests 
within 1,000 feet of the property (approximate primary zone for a nesting pair of caracara). 
Occasional foraging may occur during certain times of the year or as a result of agricultural 
activities such as mowing, bush-hogging, or vegetation clearing.  
 
Eastern Indigo Snake (Drymarchon corais couperi) – Federally Listed – Threatened  
This species typically occurs in a variety of uplands and agricultural areas such as those that 
occur on this site.  No agency-accepted survey protocol exists for this species and the potential 
for presence of this species is evaluated based on habitat and known recent sightings.  While no 
indigo snakes were observed on site at the time of the site assessment, there is some potential for 
this species to occur, and they have been identified as present on agricultural properties north of 
the C-44 Canal. Land clearing management and controls are the typical measures necessary to 
address the potential presence of this species. 
 
Gopher Tortoise (Gopherus polyphemus) – State Listed - Threatened 
This species typically occurs in a variety of native and altered upland habitats. Gopher tortoises 
are listed as a Threatened species by the State of Florida. This species has not been observed on 
the site. A 100% habitat survey would be necessary before proceeding with development activity. 
If any burrows are located within the construction area, off-site relocation to a licensed receiver 
bank would be required. 
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Florida Bonneted Bat (Eumops floridanus) – Federally Listed – Endangered  
This species is typically found in the southern and south central portion of the Florida peninsula 
and typically roosts in cavities of trees and other crevices in natural and man-made structures.  
The subject site does offer potential roost structures, natural or man-made. While this species 
forages on a variety of land covers, including farm fields and ditches, it is not expected to occur 
on the site. 
The subject site, located in Martin County, does not fall near or within any of the designated 
critical habitat currently proposed (November 2022) by the USFWS.  
 
Florida Sandhill Crane (Antigone canadensis pratensis) – State Listed – Threatened  
According to the FFWCC Species Conservation Measures and Permitting Guidelines for the 
Florida Sandhill crane (i.e. 2016 Guidelines), “although Florida sandhill cranes forage in a 
variety of open habitats, shallow, freshwater marshes are critical for both nesting and roosting”. 
This species has not been observed on site. The farm fields and associated network of ditches 
offer some foraging opportunities for this species, however, there are no “shallow freshwater 
marshes” on site that would be suitable for nesting.  While this species is likely to forage on site, 
this activity is transient due to the lack of suitable nesting habitat and nesting is very unlikely.  
 
Florida Scrub Jay (Aphelocoma coerulescens) – Federally Listed – Threatened 
The subject site does fall within the designated FWS consultation area for the species.  
The site does not provide the typical narrow habitat requirements for this species. In the absence 
of suitable potential habitat on site, the presence of this species is very unlikely.   
 
Little Blue Heron (Egretta caerulea) – State Listed – Threatened 
According to the FFWCC 2018 Species Conservation Measures and Permitting Guidelines for 
the threatened wading birds (FFWCC 2018 Guidelines), this wading bird species may be found 
foraging in a variety of shallow marine, brackish, or freshwater sites. The agricultural ditch and 
swales found on site do provide potential foraging habitat, thus foraging is likely to occur on a 
transient basis on the site. The subject site does not offer suitable nesting substrate (woody 
vegetation such as cypress, willow, and red maple) or potential wading bird nesting habitat 
present on site or within 300 feet of the site. According to the FFWCC 2018 guidelines, in the 
absence of suitable nesting substrate or potential wading bird nesting habitat, no surveys are 
required.  
 
Tricolored Heron (Egretta tricolor) – State Listed – Threatened 
Similarly, according to the FFWCC 2018 Species Conservation Measures and Permitting 
Guidelines for the Tricolored Heron (i.e. 2018 Guidelines), this wading bird species can be found 
foraging in a variety of shallow freshwater sites. The agricultural ditches and swales found on 
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site do provide potential foraging habitat, thus foraging is likely to occur on a transient basis on 
the site. The subject site does not offer suitable nesting substrate (woody vegetation such as 
cypress, willow, and red maple) or potential wading bird nesting habitat present on site or within 
300 feet of the site.  According to the FFWCC 2018 guidelines, in the absence of suitable nesting 
substrate or potential wading bird nesting habitat, no surveys are required.  
 
Wood Stork (Mycteria americana) – Federally Listed – Threatened 
This wading bird species is typically found foraging in ditches, canals, and wetlands with shallow 
areas of open waters, and nests on woody substrate (shrubs and/or trees) surrounded by shallow, 
open water areas.   
There are no wetlands or bodies of water on site that offer the required woody substrate 
surrounded by shallow open water areas therefore this species is not expected to nest on site due 
to the lack of nesting habitat or substrate. 
While the ditch and swales offer some potential suitable foraging opportunities, no wood storks 
were observed on site, likely due to the absence of surface water in agricultural ditch and swales 
during the February 2023 site reconnaissance. Wood storks are likely to forage on a transient 
basis on the site.  
According to the USFWS, there is no designated critical habitat for the wood stork and no formal 
survey requirement for this species. While the documentation of active nesting would indicate 
that the site may be an “active colony site”, no such nesting activity has been observed on site, 
and in the absence of any suitable nesting habitat or substrate, nesting is very unlikely. Instead, 
the USFWS has developed an effect determination key (“Wood stork key”) to assess potential 
impacts to this species (USFWS, May 18, 2010, South Florida Programmatic Concurrence for the 
wood stork) based on impacts to Suitable Foraging Habitat.  
No other listed wildlife species were observed or expected to be present. 
The site reconnaissance also included observations of the following non-listed species on the 
subject property: Bird species including black vulture, red-tailed hawk, boat-tail grackle, blue 
jay, cardinal, grey catbird, and mockingbird.  Mammals including grey squirrels and raccoons 
were also observed. 
 

LISTED FLORA 
During the February and August 2023 site reconnaissance, state listed air plants (Tillandsia spp.) 
were observed as scattered occurrences in the trees present in the pasture areas and abandoned 
tree nursery areas.  
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PRESERVE AREA AND UPLAND BUFFER EVALUATION - 
WETLAND DETERMINATION 
A SFWMD Surface Water Management Permit (43-00398-S/App. 07247-D) was issued on 
December 10, 1987 for the construction and operation of a water management system to serve 
156.9 +/- acres of agricultural activities (Treasure Coast Tree Farms). The subject property is 
located entirely within this permit boundary. According to the permit and the associated staff 
report, there were no wetlands identified on the subject site.       
A field assessment of the property confirmed the absence of wetland areas within the subject 
property. This determination has not been verified by South Florida Water Management District 
(SFWMD). In the absence of wetlands on site or adjacent to the site, no upland buffers are 
required on site to protect on or off site wetland resources.   
 

SUMMARY - 
Wetlands: 
No wetlands exist on the subject property however, this determination has not been verified by 
South Florida Water Management District (SFWMD). 
 
Uplands: 
There are no native upland habitats on site consequently, no native upland habitat preservation is 
required.  
 
Listed wildlife species: 
Wading birds are the most likely listed species that could potentially use some portion of the 
property, primarily the ditch and swales, at certain times of the year. Nesting opportunities for 
wading birds are marginal and to date, no signs of current or past nesting activities have been 
found on site. 
The crested caracara may use  the property for foraging, and the site does offer potentially 
suitable nesting trees (cabbage palms), however, no such activities (foraging or nesting) have 
been observed to date.  
No gopher tortoises or their burrows have been observed on site. Due to past land conversion and 
the limited amount of suitable habitat for gopher tortoises in the vicinity of the subject site, the 
potential for this species to be present on site is limited. A 100% survey will be required ahead of 
future construction activities to confirm this initial finding.   
 
Listed plant species: 
Listed plants observed on site were limited to air plants.    
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Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI
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