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The Preserve at Rio 
Major Master Site Plan Application 

August 31, 2022 

 
On behalf of Rio North Dixie, LLC, please find our attached application which consists of a 

request for approval of The Preserve at Rio Marine Village, Major Final Site Plan Application.  

This project site is comprised of 14.339 acres. The master site plan for The Preserve proposes 

a mix of building types and uses. The building types proposed in this master plan include the 

following: 

Building Type Buildings 
on Site 

Units Per 
Building 

Total Residential 
Units 

Garage Parking 
Spaces  

Type 4 Townhome 2 6 12 24 

Type 6 Townhome 4 8 32 64 

Type 8 Live Work 1 5 5 0 

Type 2 Multi-Family 4 24 96 0 

 11  145 88 
For purposes of calculating density, there are 145 units total in this proposed mixed-use 

development. Therefore, the proposed density of this development is equal to 10.11 units per 

acre. The Commercial building types proposed in this development include one (1) live work 

building along Dixie Highway that has ground level space adjoining the sidewalk to 

accommodate business uses. 

Acreage Breakdown 
Parcels Acres FLU Zoning District CRA Regulating Plan 

28-37-41-000-013-00290-9 5.77 CRA Center Rio 
Redevelopment 

General and Core Subdistricts 

28-37-41-000-014-00300-5 6.46 CRA Center Rio 
Redevelopment 

General and Core Subdistricts 

28-37-41-001-012-00010-9 2.49 CRA Center Rio 
Redevelopment 

General and Core Subdistricts 

 14.339    
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The abutting properties Future Land Use designations, Zoning Districts and CRA Subdistricts 

are as follows: 
Parcels FLU Zoning District CRA Regulating 

Plan 
To the North (across railroad) 
 

Industrial GI- General 
Industrial District 

n/a 

To the East CRA Center Rio Redevelopment  General and Core 
Subdistricts 

To the South (across Dixie) CRA Center and 
Commercial Waterfront 

Rio Redevelopment Core, Waterfront 
and Corridor 
Subdistricts 

To the West CRA Center and 
Industrial 

Rio Redevelopment Industrial and 
Corridor Subdistricts 

 
 
Demonstration of Compliance with Martin County Land Development Regulations, 
Article 12, Redevelopment Code 
 

Section 12.1.01. Purpose and Intent 
This project was designed to incorporate a variety of opportunities for traditional neighborhood 

design and mixed residential and commercial uses in the Rio Community Redevelopment 

Area. 

 

Section 12.1.01C. Comprehensive Plan 
The Preserve at Rio Marine Village project has gone to great lengths to ensure that the 

development in the Rio CRA area complies with the Martin County Comprehensive Growth 

Management Plan. 

 

Section 12.1.01E Form- Based Code 
This project was designed with the form-based code design principles that foster predictable 

built results and a high-quality public realm by using physical form, rather than full separation 

of uses, as the primary organizing principle of the development. 

 

Section 12.1.01.F Subdistricts 
There are two subdistricts of the CRA Regulating Plan located within the limits of The Preserve 

at Rio Marine Village project, Core and General. 
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Core Subdistrict 
The project is designed in line with the intent to be a pedestrian-oriented center for surrounding 

neighborhoods and the entire CRA. This is accomplished by carefully curating the mix of uses. 

The site will include walking paths, open greenspace areas that will allow the community to 

enjoy the waterfront views to the South.  The proposed residential buildings are designed to 

provide housing for both young families as well as current Martin county residents that are 

looking to downsize to a simpler lifestyle. The mixed-use project will provide the community 

with an environment where they can work and play along the river. 

General Subdistrict 
The Preserve is more residential in scale and character, as Article 12 of the Land Development 

Regulations describes. The proposed master site plan is designed to provide a wide variety of 

housing, civic spaces and pedestrian- oriented businesses along Dixie Highway. 

 

Section 12.1.02 Regulating Plan 
 

Primary and Secondary Streets and Alleys 

NE Dixie Highway, a Primary Street designated by the CRA Street Regulating Plan, provides 

access to The Preserve project to the south. NE Martin Avenue, another Primary Street 

designated by the CRA Street Regulating Plan, provides access along the eastern property 

line of the project, on land that is not included within the bounds of the project. 

 

Required Commercial Frontage 

While designing this project, we heeded the intent of Primary Streets within the CRA, which is 

to support businesses, civic uses and reinforce local character. We understand that these 

streets are designated as needing Commercial Frontage and shall be non-residential and open 

to the public at the ground level.  

 

Section 12.1.03. Permitted Uses 
This project complies with this section of code. All proposed building uses are allowed in the 

subdistrict it is proposed within. In the Core subdistrict areas of The Preserve site plan, we 

have proposed one (1) live/work building, three (3) townhome buildings, and one (1) multi-
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family building. In the General subdistrict areas of the proposed master plan, we have 

proposed three (3) townhome buildings and three (3) multi-family buildings to cater to the more 

residential in nature definition of this subdistrict.  

 

Section 12.1.04. Development Standards 
Height 

All proposed building heights comply with height standards, and no building height exceeds the 

40’ and 4-story height limit. Ceiling heights for this project were measured consistent with 

Martin County requirements. 

Density 

The proposed density of this site plan is 10.11 units per acre. The calculation we used to 

determine gross residential density is as follows:  

 

145 residential units/14.339 acres= 10.11 units per acre 

 

Building Coverage-The calculation we employed when determining building coverage is the 

area measured from the building footprint of the ground floor of the principal structures on the 

lot. The total proposed Building Footprint is 97,139.77 SF. 

 

Open Space- this project complies with the open space requirement of 20%. The total amount 

of open space required in The Preserve is 2.87 acres. The calculation used to determine the 

total amount of open space required on site is as follows: 

 

624,650 SF(.20)= 124,930 SF, which is equal to 2.87 acres.  

 

The total proposed open space is 7.66 Acres. Complete site data is provided on the final site 

plan.  

 

Building and Parking Placement- This project complies with frontage and setback requirements 

set forth in this section of code. We utilized the definition of frontage is equal to the percentage 

of the total width of a lot minus the required setbacks which is required to be occupied by the 
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primary façade of a building. We understand that building frontage requirements are 

established for each building type.  

This project complies with the requirement that the primary facades are intended to be parallel 

to the right of way and located in accordance with the minimum and maximum front setbacks 

of the Subdistrict or permitted building type. 

This project also complies with the corner lot primary façade requirement. On corner lots within 

this project, the primary façade extends to the corner of provides civic open space. The 

setbacks in this project have been measured from the property line. 

 

Shielding from Street- This project was designed to ensure a pleasant visual experience for all 

the future residents and visitors by shielding any unsightly maintenance equipment, antennas, 

satellite dishes and other similar structures from the right of way.  

 

Gates and Guardhouses- This project does not propose any private gated communities. 

 

Building Length- The applicant acknowledges that buildings are designed to ensure that no 

building is longer than 200 feet without a street, alley, or paseo providing through access to 

another street, alley or paseo. 

 

Section 12.1.05. Building Types and Frontages 
The applicant acknowledges that building types are required in the Rio Redevelopment Zoning 

Districts and that building types do not prescribe use or architectural style.  

 

Townhouse- There are six (6) townhome buildings proposed in The Preserve. Each townhome 

unit is designed with an attached garage on the ground level, facing an alley.  

 

Shopfront Live/Work Building- Shopfront buildings are required along CRA designated primary 

roadways. CR 707, Dixie Hwy, which is a CRA designated primary roadway, runs along the 

southern property line of the proposed development. The proposed live/work building along 

Dixie Hwy has been designed as the shopfront type, with the ground-floor space immediately 

adjoining the sidewalk to accommodate the first-floor business use and utilizing large windows 
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that face the sidewalk. 

Frontage Types- The applicant acknowledges that building frontage types are required in 

certain redevelopment zoning districts and have designed the buildings to accommodate these 

standards and regulations.  

 

Section 12.1.06 Street Standards 
Intent- The intent of the proposed street design in The Preserve is to provide for traditional 

neighborhood streets that achieve the transportation, environmental, aesthetic, economic, 

safety and maintenance objectives of Martin County. The streets are intended to expand 

options for vehicular, pedestrian, and bicycle access through an integrated network of narrow 

streets that promote calmed traffic and on-street parking. 

 

Street Layout Principles- The street layout principles of Article 12 were utilized in the design of 

the proposed streets in this project. The intent of the proposed development is to exhibit a high 

degree of overall connectivity, to be easily traversed and to provide for shady on street 

parking. Cul-de-sacs are not proposed in this development.  

 

Description of Street Sizes- Table 12-8 was referred to when designing the street types that 

would be most appropriate for The Preserve at Rio Marine Village. 

 

New Streets- Table 12-8 was referred to when designing the street types that would be most 

appropriate for The Preserve at Rio Marine Village.  

 

Existing Streets- The street design standards of this section were incorporated into the 

construction and reconstruction design of streets in the greatest extent possible. Existing 

conditions, including right of way constraints that may require adjustments to these standards, 

have been considered when designing the streets. There are several entrances to this 

development. Along NE Dixie Highway, there are two ingress/egress points and one exit only 

driveway. Similarly, guests and visitors can enter the development via NE Olive Street. The 

existing right of way width for NE Charlotte Street is 40’. The Applicant has designed the 

connection to NE Charlotte Street to be 50’ wide and the sidewalks will continue outside the 
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ROW at the point the proposed street connects to the existing NE Charlotte Street ROW. The 

proposed street connection to NE Olive Avenue is also 50’.  
 

Block Standards- New block perimeters have been designed not to exceed 2,000’. 

Gates and guardhouses- There are no private gated communities proposed in The Preserve at 

Rio Marine Village. It is understood that the prohibition of private gated communities does not 

preclude gates that control access to a single parking lot.  

 

Stormwater and Landscape-The Stormwater Design Toolkit has been used, whenever 

feasible, in the design of filtration strategies for the proposed development. 

 

Section 12.1.07. Parking Standards 
Parking Rates- This proposed development provides adequate parking in regards to the 

minimum parking rates provided in table 12-9.1 of Article 12. It is understood that Section 

4.624, Division 14, Article 4 does not apply in CRA Zoning districts where modified in Table 12-

9.1.  

 Other dwelling types, which include apartments, townhomes and live work 

provide, on average more than the 1 space per unit that is required.  

 

The total parking requirement for this master plan is 159 parking spaces. This plan provides for 

291 parking spaces. 

 

Loading Standards- It is understood that the loading standards in section 4.626.4 Division 14, 

Article 4 do not apply in this project.  

 

Parking Design Standards- The proposed parking in this project was designed according to 

Section 4.627, Division 14, Article 4. The standard parking stall measures 18’ in length with 2’ 

overhang and 10’ in width. 
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On Street Parking- It is understood that on-street parking within the public right of way along 

Dixie Hwy can be counted towards on-site parking requirements.  
 

Bicycle and Pedestrian Standards- Bike racks and benches are provided in accordance with 

Table 12-9.2 Minimum Bicycle Parking & Pedestrian Amenity. 
 

Pedestrian Access- The development was designed to provide safe opportunities for 

alternative modes of transportation by connecting with existing and future pedestrian/ bicycle 

ways.  

 

Structural or Vegetative Shading- It is understood that the final site plan is required to provide 

for the incorporation of structural and vegetative shading at intervals no greater than 70’ 

throughout the vehicular use areas. 

 

Bicycle and Pedestrian Amenities- The required bicycle racks will be provided within 

acceptable distances to public customer entrances in buildings throughout the development, 

on the final site plan. 

 

Demonstration of Compliance with Martin County Land Development Regulation, Article 
12, Division 3, Rio Community Development Code 
The Preserve at Rio Marine Village master plan was designed to revitalize Rio and attract 

residents, to become a desired destination for visitors and vacationers as well as provide a 

beautiful setting for the enthusiastic and driven residents of Rio to conduct business while 

maintaining and improving the colorful architecture and history of Rio. 

 

Section 12.3.04. Development Standards; Table R-5 Development Standards in Rio 
Subdistricts 
All development proposed in this master plan is new development, and were designed to 

comply with the development standards detailed in Table R-5. 

 

Section 12.3.09. Landscape Standards 
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The Preserve at Rio Marine Village has been designed to accommodate landscaping 

exceeding the minimum requirements of the code. Native landscape is proposed throughout 

the project site and provides for a sustainable community and a beautiful aesthetic.  

 

Demonstration of Compliance with Martin County Land Development Regulations, 
Article 4, Division 2- Uplands Protection 
 
Section 4.33- Preservation of Native Upland Habitat 
4.33.A Implementation of minimum preserve requirements 
(2) Increased conservation of native habitats which are determined to be endangered, unique, 

or rare in Martin County, or regionally rare is required by this division. On sites where 

endangered, unique, or rare native upland habitat exists, up to 25% of the total upland area 

shall be preserved in endangered, unique or rare native upland habitat, in a clustered fashion 

where possible, in a manner that is consistent with a reasonable use of the property- The 

property was assessed and natural habitat delineations were completed in June of 2020 in two 

separate sections. The first assessment determined that parcels 28-37-41-000-013-00290-9 

and 28-37-41-000-014-00300-5 (a total of 11.843 acres) are approximately 85% vegetated, an 

area which is equal to 10.06 acres of upland area. This area consists mainly of upland scrub, 

which is considered a rare and unique type habitat in Martin County. According to the 

calculation in the subject section of code, 25% of the upland 12.65 acre area should be 

delineated for preserve area on the project site. 14.34 acres (total site area) minus 1.69 acres 

(existing surface waters) equals 12.65 acres (total uplands). 12.65 acres times 25 percent 

equals 3.16 acres of rare, unique scrub habitat required to be preserved.  

 

Demonstration of Compliance with Martin County Comprehensive Growth Management 
Plan, Chapter 18, Community Redevelopment 
 
Section 18.2- Current Conditions 
The goal of the County to facilitate the revitalization, restoration and strengthening of the CRA 

town centers and neighborhoods is achieved through this proposed development. The 

Preserve at Rio Marine Village encourages a compact, walkable, small-town urban form that 
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graciously opens up the natural beauty that Rio has to offer, to residents and visitors. 

 

Policy 18.1E.5 
The applicant acknowledges that landscaped areas need to serve as integral components of a 

community stormwater treatment system. 

Policy 18.1E.7.  
The dry detention areas in this development are intended to be utilized as public open space, 

as this policy describes.  

 

Policy 18.2A.1 Quality of life 
1. Pedestrian and bicycle links between commercial and residential areas 

2. Accommodates small businesses and home-based businesses 

3. Provides diverse housing types to increase economic and social integration  

4. Encourages vibrant, compact development 

5. Provides for local, small-scale employment, shopping and civic opportunities 

6. Attains a small town urban form with well connected, walkable streets, on-street 

parking, small parking lots, public open spaces, community facilities, and high quality 

buildings of similar scale area related to each other in form and proportion 

 

Objective 18.4A. Neighborhood and Building Design. 
The Preserve at Rio Marine Village was designed to provide for the preservation of natural 

vistas. An uninterrupted vista to the St. Lucie River has been maintained through the middle of 

the development. This vista brings residents closer to this beautiful resource in Martin County. 

Additionally, by allowing views from Dixie Hwy, travelers will benefit from the vista.  

 

Policy 18.4A.1. Design Principles 
This master plan was designed in accordance with the design principles set forth in this policy. 

The Preserve at Rio Marine Village is a mixed-use development that is functionally integrated 

to encourage shared vehicular and pedestrian access and parking areas. The residential 

component of this project is designed in a way that encourages residents to live, work and 

shop in the same neighborhood. The proposed uses in this development are mutually 
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supportive and compatible with the scale of neighborhood development. There is clustered 

living, working, shopping and other activities that serves the local population and helps to 

create a self contained neighborhood, in combination with The Rio Marine Village, located 

across the street. This development is designed primarily for pedestrians and secondarily for 

vehicles. This is accomplished by utilizing yield street and alley street types.  

 

Policy 18.4B.1 Roadway Design 
The roadway design in the proposed development exhibits a high degree of connectivity. 

There are no gated roads or cul-de-sacs. 

 

Policy 18.4B.2 Roadway Landscaping 
Landscaping in the roadways of this project are designed to detain and treat stormwater 

through utilization of green infrastructure to the greatest extent possible. 
 

Policy 18.5A.1. Connectivity of Open Spaces with Pedestrian Ways 
This project integrates pedestrian and bicycle connectivity throughout the public spaces to 

satisfy this policy of the Comprehensive Plan. 

 

Policy 18.5A.2. Impervious areas counting toward open space 
In the proposed Preserve at Rio Marine Village project, there are several public gathering 

spaces. Some of these gathering spaces, contain impervious area. It is appreciated that this 

policy allows for those such impervious area locations to be credited toward the required open 

space. 
 

Policy 18.5D.1 
We acknowledge and appreciate that this project is located within Martin County’s CRA 

Transportation Concurrency Exception Areas and that a Traffic Analysis was not required. 
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