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March 26, 2024 HAND DELIVERY

Samantha Lovelady, AICP, Principal Planner
Martin County Growth Management Department
2401 S.E. Monterey Road

Stuart, FL 34996

RE:

CPA #22-12, Waterside Comprehensive Plan FLUM Amendment —Response to
Staff Analysis Comments Dated December 15,2023 (Our Ref. #23-050)

Dear Samantha:

Please find enclosed a supplemental application fee check in the amount of $500.00 and our formal
responses to the Staff Analysis Comments provided on December 15, 2023. I have also enclosed one
hard copy of the relevant documents and exhibits listed below, along with a CD with PDF copies of
the resubmitted materials.

The revised application materials, supplemental materials and previously submitted application
materials that support our responses to the staff comments are more specifically identified as follows:

Application form;

Legal description and sketch;

FLUM Amendment Application Description/Justification report;
Location map;

Current aerial;

Current parcel map;

Existing Future Land Use map;

Proposed Future Land Use map;

Existing Zoning;:

Proposed Zoning:

Map Depicting Adjacent Non-Agricultural Development;
Proposed TEXT Amendments (for reference only);
Proposed Figure 4-2 (for reference only);

Proposed Figure 11-1 (for reference only;

Proposed Figure 11-2 (for reference only;

FEMA Flood Map;

Soil Type Map;

School Location Map;

Water and Sewer Availability Worksheet;

Email from Martin County Utilities dated February 29, 2024;
Martin County Utilities Letter Dated March 6, 2023; and
Updated Traffic Impact Analysis.

Lucido & Associates 701 SE Ocean Boulevard Stuart, Florida 34994
tel: 772.220.2100 fax: 772.223.0220 web: www.lucidodesign.com
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These materials have been provided in response to the staff comments as outlined below. Please
note the staff comment has been provided in bold type and the applicant’s RESPONSE follows.

RESPONSE to Staff Comments:

APPLICANT REQUEST:

This is an application to amend the Future Land Use Map (FLUM), an exhibit to the
Comprehensive Growth Management Plan, from Agriculture (allowing one unit per 20 acres)
to Low Density Residential (allowing five units per acre) on approximately 369.89 acres.
RESPONSE: As per the revised legal description and Application Description and Justification
report enclosed, the land use area has been updated to include 396.81 acres.

A separate application has been submitted (CPA 21-11) to expand the Primary Urban Service
District (PUSD) and make other text amendments concurrent with the FLUM amendment
considered in this report. CPA 21-11 will be considered separately.

RESPONSE: Agree. However, since the TEXT amendment must be approved before FLUM
amendment, the restrictions to density and commitment to providing public facilities must be
considered in the evaluation of the FLUM Amendment. Specifically, the TEXT Amendment
restricts the maximum number of residential units to 1,050 units (2.6 units per acre) and provides the
following commitment to providing public facilities:

“The owner/developer shall plan and appropriately fund public facilities consistent with Policy
14.1B.2, which requires that future development pay the full cost of capital facilities needed to
address the impacts of such development. This shall include an amendment to the Capital
Improvements Element, if needed, and a PUD Agreement and/or Development Agreement that
addresses public facilities, infrastructure and the timing of development.”

STAFF RECOMMENDATION:

Staff does not recommend approval of the proposed FLUM amendment for the reasons
outlined in the staff report.

RESPONSE: The following responses and supplemental application materials provide competent
and substantial evidence that address staff comments and enable a staff recommendation of approval
consistent with the Comprehensive Growth Management Plan policies and Florida Statutes.

EXECUTIVE SUMMARY:

The applicant seeks to change agricultural land to residential land with a substantial density
increase on the edge of an urban area containing other residential and commercial uses. The
change from agricultural to residential use will also be adjacent to industrial lands where
construction is underway, but the actual industrial uses are not yet present. This staff report is
based upon application materials with acreages and boundaries that are not consistent with
other Future Land Use Map amendments, recently adopted, that expanded some areas and
contracted other areas of the adjacent Industrial land. Acreages in this document and the
application materials do not match because the application materials need to be revised. This
document will remain a draft document until such time as the application materials for CPA 21-
12 are consistent with amendments adopted December 5, 2023.
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RESPONSE: The application has been updated consistent with the recently adopted Comprehensive
Plan FLUM and TEXT amendments referenced in the comment above. Specifically, the land use
amendment request now includes 396 acres of Agricultural future land use to be converted to 396
acres of Low Density Residential future land use. This area is immediately adjacent to the existing
250 acres of Industrial future land use that includes the South Florida Gateway PUD and the future
Martin County Operations Center, which will remain unchanged except for conversion to Primary
Urban Service District as part of CPA 21-11.

2.1 Criteria for a Future Land Use Amendment (Section 1-11 CGMP)

In evaluating each Future Land Use Map amendment request or a text amendment request
which changes an allowable use of land for a specific parcel, staff begins with the assumption
that the Future Land Use Map, as amended, is generally an accurate representation of the
intent of the Board of County Commissioners, and thus the community, for the future of Martin
County. Based on this assumption, staff can recommend approval of a requested change
provided it is consistent with all other elements of this Plan and at least one of the following
four situations has been demonstrated by the applicant to exist. If staff cannot make a positive
finding regarding any of the items in (a) through (d), staff shall recommend denial.

(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

The most substantial future land use changes in the area occurred when approximately
250 acres of Commercial Waterfront and Industrial land were designated along the
Okeechobee Waterway and later swapped with Agricultural land to create a Freestanding
Urban Service District for industrial development along SW Kanner Hwy. These
amendments were intended to create jobs and the Freestanding Urban Service District
included a companion text amendment prohibiting residential development and any
vehicular connection to SW 96" St. The Industrial development on the Freestanding
Urban Service District instead utilizes the recently widened SW Kanner Hwy.

RESPONSE: Agree. The development of the adjacent South Florida Gateway Industrial Park and
the future Martin County Operations Center on the 250 acres of Industrial land use creates the mix of
uses and employment opportunities, and expanded public facilities and services that support
additional residential land use on the subject property.

CPA 19-22, Publix Supermarket was a small change from Agricultural to General Commercial
intended to minimize or prevent impacts to wetlands on the existing General Commercial
acreage at the intersection of SW 96™ St. and SW Kanner Hwy. This amendment did not
change the character of the area. Development that results from this amendment will serve the
existing residential areas and utilize the recent widening of SW Kanner Hwy.

RESPONSE: Based on conversations with Publix development consultants, the existing surrounding
residential development does not have the critical mass at this time to justify construction of a grocery
store at the intersection of SW 96" St. and SW Kanner Highway. The government approval
entitlements obtained by Publix are in anticipation of future residential growth in the area. The
proposed land use amendment to Low Density Residential would be a complementary addition to the
mix of commercial, industrial, institutional and private recreational uses in the surrounding area and
help bring the critical mass needed to build the Publix. The construction of a Publix would help
reduce trips by the local residents that currently drive more than 4 miles east on Kanner Highway to
purchase groceries.
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A residential future land use change in the area was CPA 19-19 Pulte at Christ Fellowship.
That amendment changed 321 acres from Rural Density (one unit per two acres) to
Residential Estate Density (one unit per acre) within the existing Secondary Urban Service
District east of S.W. Pratt Whitney Rd. and north of S.W. Bulldog Way. It increased the
number of potential units from 160 to 321. It did not require an expansion of any urban
service district and utilized existing public services available in the Secondary Urban
Service District.

RESPONSE: Agree

In contrast with the future land use changes described above, the proposed amendment
increases the potential number of residential units from 18 to 1,849 and requires an
expansion of urban facilities and the Primary Urban Service District. Future land use
changes and the provision of urban services have changed in the area from what was
planned in decades past. But, substantially more public facilities and services appear
necessary to support an additional 1,831 residential units that will access SW 96™ St.
Adequate public services do not appear available. See the attached Memorandum from

the Martin County Utilities Department, date October 15, 2023 and the attached
Memorandum from the Traffic Engineering Administrator dated December 13, 2023. This
criterion has not been met.

RESPONSE: Disagree. The comments from Martin County Utilities and the Martin County Public
Works Department do not support the statement above that “Adequate public services do not
appear available”. In addition, the maximum number of residential dwelling units on the 396-acre
subject property is limited to 1,050 (2.6 units per acre) by the concurrent Comprehensive Plan
TEXT amendment CPA #21-11

The staff analysis does not appear to consider, 1) the letter from Martin County Utilities dated
March 6, 2023 that confirms adequate capacity to provide wastewater service, 2) the previously
submitted Water and Sewer Availability Worksheet, and 3) the previously submitted Traffic Impact
Analysis (See updated version enclosed).

The property to be added to the PUSD is ideally situated adjacent to urban infrastructure and
surrounded by more than 80% non-agricultural development. See enclosed map depicting adjacent
non-agricultural development.

The Traffic Engineering staff provided their results without providing an analysis. The staff
appears to have evaluated the traffic conditions based on a total of 1,865 dwelling units. As stated
above, the proposed future land use amendment is being processed simultaneously with a text
amendment (CPA 21-11) that limits the total number of units on the property to 1,050 units or
2.6 units per acre. Approval of the text amendment CPA 21-11, which includes the expansion of
the Primary Urban Service District, must be approved prior to approval of the future land use
amendment. CPA 21-11 will put in place the restriction on the maximum number of units on the
396-acre parcel. Therefore, the scenario described by the traffic engineering department, and the
number of dwelling units used in its analysis, is one that cannot occur.

The full range of urban public facilities and services is already being provided for uses within the
adjacent Primary Urban Service District and the 250 acres of Industrial land use within the adjacent
Freestanding Urban Service Area.
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Since the TEXT amendment must be approved before FLUM amendment, the restrictions to
density and commitment to providing public facilities must be considered in the evaluation of the
FLUM Amendment. Specifically, the TEXT Amendment restricts the maximum number of
residential units to 1,050 units (2.6 units per acre) and provides the following commitment to
providing public facilities:

“The owner/developer shall plan and appropriately fund public facilities consistent with Policy
14.1B.2, which requires that future development pay the full cost of capital facilities needed to
address the impacts of such development. This shall include an amendment to the Capital
Improvements Element, if needed, and a PUD Agreement and/or Development Agreement that
addresses public facilities, infrastructure and the timing of development.”

In furtherance of the enclosed email from Martin County Utilities dated February 29, 2024 and as
documented in the companion TEXT amendment, the applicant acknowledges and commits to
make improvements to expand the capacity of the transportation network and provide proportionate
share contributions to Martin County Utilities that may include well sites, wells, and other
improvements to accommodate the additional area to be added to the PUSD. These contributions
would be in addition to customary impact fees and capital facility charges. For these reasons,
criterion (a) has been met.

(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

Infill development of vacant land has occurred in St. Lucie Falls, River Forest, River
Marina, The Florida Club and the 321 acres known as Pulte at Christ Fellowship. Urban
services are provided to these areas. Crystal Lake Elementary (on the north side of SW
96" St.) and some commercial development on at the intersection of SW 96™ St. and
Kanner Hwy. and the widening of SW Kanner Hwy. have altered the character of the area
from the 1982. The expansion of the Primary Urban Service District south of SW 96™ St.
that was later swapped for a 250-acre Freestanding Urban Service District along SW
Kanner Hwy. has also changed the character of the area. This criterion has been met
however, the “availability of public services” to serve an additional 1,831 residential units
remains an issue. This criterion has been met.

RESPONSE: Agree, the criterion has been met. Please note the response above regarding the
availability of public services and commitment

(¢) The proposed change would correct what would otherwise appear to
be an inappropriately assigned land use designation; or

The assigned Agricultural future land use designation is not “inappropriate” since the
property has been used for agricultural crops for decades and is adjacent to agricultural
land to the north, east and west. The proposed change does not correct an inappropriate
designation. This criterion has not been met.

RESPONSE: Disagree. The subject property is adjacent to the Primary Urban Service District and a
Freestanding Urban Service District. It is surrounded by non-agricultural land uses on more than 80%
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of its boundary. The existing Agricultural land use was appropriate when the land use maps were
created in 1982 and through the past several decades.

However, there are currently no bona fide agricultural uses surrounding the property, which qualifies
the property as an infill development. The Agricultural land use properties north of the property are
all occupied by single family residential structures, with four of the five having active homestead
exemptions. The Ag Ranchette land use properties east of the property are all occupied by single
family residential structures, with three of the three having active homestead exemptions. The one
Agricultural land use property south of the property is owned by the Three Lakes Golf Course and is
listed on the property appraiser’s website as vacant with no bona fide agricultural uses occurring on
that property.

As per criteria (a) above, growth in the area, in terms of development of vacant land and the
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. To this end, the uses on the
surrounding properties have changed resulting in the property no longer having an appropriate land
use designation. Criterion (c) has been met.

(d) The proposed change would fulfill a public service need that enhances the health,
safety or general welfare of County residents.
This does not correct a public service need. This criterion has not been met.
RESPONSE: Agree

As stated above, if staff cannot make a positive finding regarding any of the items in (a)
through (d), staff shall recommend denial. One of the four criteria in this section have
received a positive finding.

RESPONSE: Agree. The criterion has been met and staff can recommend approval. While staff have
demonstrated compliance with at least one criterion, which is all that is required, our application
provides competent and substantial evidence that the application meets 3 of the 4 criteria for
recommending approval of a land use amendment.

2.2. Urban Sprawl
Florida Statutes Section 163.3177(6)(a)9.a. 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.

Urban sprawl is defined 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.

Section 163.3177(3)(a)9.b., F.S. provides an additional eight criteria. If a Plan amendment

achieves four of the eight additional criteria the amendment discourages the proliferation of
urban sprawl. An evaluation of the thirteen indicators for urban sprawl and a determination
on the eight criteria for this future land use request follows:

(). Promotes, allows, or designates for development substantial areas of the jurisdiction to
develop as low-intensity, Low Density, or single-use development or uses.
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The proposed Low Density Residential, at maximum of 5 units per acres, provides for single
use, Low Density, single-family development. Does not discourage the proliferation of
urban sprawl.

RESPONSE: Disagree. The Low Density Residential land use allows a mix of housing types and
densities including townhomes, condominiums and apartments through the implementation of various
zoning districts or through a PUD Zoning Agreement, which is required by the companion TEXT
amendment CPA 21-11.

(1I). 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.

The location is not a substantial distance from the urban area. The PUSD is across from the
subject site on SW 96" Street. It is adjacent to 250 acres of Industrial land currently being
developed. Discourages the proliferation of urban sprawl.

RESPONSE: Agree.

(111). Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon
patterns generally emanating from existing urban developments.

The proposed urban development does not extend in radial, strip, or ribbon patterns from
the existing urban service districts. Discourages the proliferation of urban sprawl.
RESPONSE: Agree

(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.

There are no wetlands that have been delineated, floodplains, native vegetation,
environmentally sensitive areas, natural groundwater aquifer recharge areas, lakes,
shorelines, beaches, bays, or estuarine systems. Depending on the final boundary for the
proposed amendment, Roebuck Creek may be part of the area proposed for a future land
use change. Discourages the proliferation of urban sprawl.

RESPONSE: Agree.

(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 369.89-acre parcel is currently being used for agricultural production. Does not
discourage the proliferation of urban sprawl.

RESPONSE: Disagree. The subject property, which is 396 acres, is adjacent to the Primary Urban
Service District and a Freestanding Urban Service District. It is surrounded by non-agricultural land
uses on more than 80% of its boundary. The existing Agricultural land use was appropriate when the
land use maps were created in 1982 and through the past several decades. However, as per land use
amendment criteria (a) above, growth in the area, in terms of development of vacant land and the
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.

(VI). Fails to maximize use of existing public facilities and services.
Services have not been planned for the subject property. See the attached memorandum
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from Martin County Utilities, dated October 15, 2023. The subject site is outside the
Martin County Service Area and utility master plan buildout. Does not discourage the
proliferation of urban sprawl.
RESPONSE: Disagree. The subject property is adjacent to the Primary Urban Service District and a
Freestanding Urban Service District. It is surrounded by non-agricultural land uses on more than 80%
of its boundary. The comments from Martin County Utilities do not support the assertion that approval
of the land use amendment “fails to maximize the use of existing public facilities and services”.

A full range of urban public facilities and services is already being provided for uses within the
adjacent Primary Urban Service District and the 250 acres of industrial land use within the adjacent
freestanding urban service area.

The applicant acknowledges and commits to make improvements to expand the capacity of the
transportation network and provide proportionate share contributions to Martin County Utilities that
may include well sites, wells, and other improvements to accommodate the additional area to be added
to the PUSD. These contributions would be in addition to customary impact fees and capital facility
charges.

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

Services have not been planned for the subject property. See the attached memorandum
from Martin County Utilities, dated October 15, 2023. The subject site is outside the Martin
County Service Area and utility master plan buildout. The proposed addition of 1,831
residential units could maximize use of future public facilities and services. Discourages the
proliferation of sprawl.

RESPONSE: Agree that the land use change discourages the proliferation of sprawl as explained
above. Disagree with 1,831 units. The maximum number of residential dwelling units on the 396-acre
subject property is limited to 1,050 (2.6 units per acre) by the concurrent Comprehensive Plan text
amendment CPA 21-11.

(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.

The proposed future land use designation would locate development in proximity to existing
services including storm water management, law enforcement, health care, fire and
emergency response and general government services. Although utility services are in close
proximity, water and sewer services have not been planned for the subject property. Please
see the attached memorandum from the Martin County Utilities Department. Does not
discourage the proliferation of urban sprawl.

RESPONSE: Disagree. Agree with first sentence only. The comments from Martin County Utilities
do not support the assertion that approval of the land use amendment would allow for a land use pattern
or timing that would disproportionately increase the cost in time, money and energy of providing and
maintaining public facilities and services.

The subject property is adjacent to the Primary Urban Service District and a Freestanding Urban
Service District. It is surrounded by non-agricultural land uses on more than 80% of its boundary.
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A full range of urban public facilities and services is already being provided for uses within the
adjacent Primary Urban Service District and the 250 acres of industrial land use within the adjacent
freestanding urban service area.

The applicant acknowledges and commits to make improvements to expand the capacity of the
transportation network and provide proportionate share contributions to Martin County Utilities that
may include well sites, wells, and other improvements to accommodate the additional area to be added
to the PUSD. These contributions would be in addition to customary impact fees and capital facility
charges.

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

This FLUM amendment would permit urban uses on what are now known as rural lands. The
Low Density Residential future land use will be adjacent on three sides of five parcels which
will continue to have an Agricultural future land use designation on S.W. 96" street. It would
also be adjacent to Agricultural Ranchette parcels that access SW Kanner Hwy. Does not
discourage the proliferation of urban sprawl.

RESPONSE: Disagree. The subject property is adjacent to the Primary Urban Service District and a
Freestanding Urban Service District. It is surrounded by non-agricultural land uses on more than 80%
of its boundary. The five Agricultural parcels referenced above are all occupied by single family
residential structures which are compatible with the proposed use. The three Agricultural Ranchette
parcels are also occupied by single family residential structures compatible with the proposed use.

(X). Discourages or inhibits infill development or the redevelopment of existing neighborhoods
and communities.

The proposed future land use is not considered infill development and is not considered
redevelopment. Greenfield development, as proposed, may discourage infill of the existing
urban areas. Does not discourage the proliferation of urban sprawl.

RESPONSE: Disagree. As documented in the Residential Capacity Analysis submitted with the
concurrent text amendment to expand the Primary Urban Service District (CPA #21-11), there are no
vacant residential lands or redevelopment areas within the adjacent urban areas to support the major
employment opportunities provided by the South Florida Gateway PUD, Martin County Operations
Center, various public schools, churches and Rural Lifestyle projects in close proximity to the subject

property.

The subject property has been used for row crops for decades, however all of the properties
surrounding the property have changed. There are currently no bona fide agricultural uses surrounding
the property, which qualifies the subject property as an infill development. The Agricultural land use
properties north of the property are all occupied by single family residential structures, with four of the
five having active homestead exemptions.

The Ag Ranchette land use properties east of the property are all occupied by single family residential
structures, with three of the three having active homestead exemptions. The one Agricultural land use
property south of the property is owned by the Three Lakes Golf Course and is listed on the property
appraiser’s website as vacant, with no bona fide agricultural uses occurring on that property.

(XI). Fails to encourage a functional mix of uses.

The proposed Low Density Residential land use designation does not encourage a functional
mix of uses. A single-family neighborhood, with no other uses proposed, does not provide any
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internal trip capture. Does not discourage the proliferation of urban sprawl.

RESPONSE: Disagree. The close proximity to public facilities and services and the creation of the
South Florida Gateway Industrial Park and future Martin County Operations Center on the adjacent
250 acres of Industrial land use creates the mix of uses, employment opportunities and expansion of
public facilities and services that support additional residential land use on the subject property. The
Low Density Residential land use allows a mix of housing types and densities including townhomes,
condominiums and apartments through the implementation of various zoning districts or through a
PUD Zoning Agreement.

(XI1). Results in poor accessibility among linked or related land uses.

This proposed change faces SW 96" Street, a minor arterial road, and is in proximity to SW
Kanner Hwy. which is a major arterial road. Access to the property would be provided by SW
96™ Street, and would share that access with other single family neighborhoods. It is
approximately one-half mile to commercial uses. Discourages the proliferation of urban
sprawl.

RESPONSE: Agree.

(XII1). Results in the loss of significant amounts of functional open space.

The proposed change does not affect public open space. The existing Agricultural future
land use designation requires a minimum 50 percent open space and the proposed Low
Density Residential future land use designation permits a minimum 50 percent open space
on the subject parcel. Discourages the proliferation of urban sprawl.

RESPONSE: Agree.

Staff analysis finds this amendment discourages the proliferation of urban sprawl under
five of the 13 criteria listed above.

RESPONSE: Disagree. For the reasons stated above, the proposed amendment meets 13 of the 13
criteria that discourage the proliferation of urban sprawl.

2.2.1. Proliferation of Urban Sprawl
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:

(D). 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.

Directs and locates growth and associated development to a geographic area adjacent to the
Primary Urban Service District where agriculture replaced the natural habitat and
ecosystem decades ago. Discourages the proliferation of sprawl.

RESPONSE: Agree.

(11). Promotes the efficient and cost-effective provision or extension of public infrastructure
and services.

The proposed future land use designation would require public infrastructure and services
that are not currently planned. However, the site is located adjacent to the Primary Urban
Service District and a Freestanding industrial Urban Service District. Discourages the

proliferation of sprawl.
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RESPONSE: Agree.

(I11). 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 Low Density Residential future land use on the property does not provide for
walkable and connected communities and does not provide a mix of uses at densities and
intensities to support multimodal transportation systems. Does not discourage the proliferation of
sprawl.

RESPONSE: Disagree. The Low Density Residential future land use allows a mix of housing types
and densities including townhomes, condominiums and apartments through the implementation of
various zoning districts or through a PUD Zoning Agreement. The County’s land development
regulations and public benefits associated with a PUD Zoning Agreement, which is required by way of
CPA 21-11, will ensure walkable and connected communities that support a range of housing choices
and multi-modal transportation systems.

(IV). Promotes conservation of water and energy.

The single use residential development permitted by the Low Density Residential future
land use does not encourage internal trip capture, consuming energy. However, the 368
acres is located adjacent to the PUSD and a Freestanding Urban Service District requiring a
minimal extension of utility lines. Does not discourage the proliferation of urban sprawl.
RESPONSE: Disagree with first and last sentence. Agree with second sentence with correction to 396
acres. The close proximity to public facilities and services and the creation of jobs at the South Florida
Gateway PUD, the future Martin County Operations Center and surrounding schools and churches
create a functional mix of uses for internal capture in the area that reduces vehicular traffic.

(V). Preserves agricultural areas and activities, including silviculture, and dormant, unique, and
prime farmlands and soils.

The proposed amendment does not preserve agricultural areas and activities. Does not
discourage the proliferation of urban sprawl.

RESPONSE: Agree.

(V1). Preserves open space and natural lands and provides for public open space and
recreation needs.

The Agricultural future land use designation currently requires a minimum 50 percent open
space and the proposed Low Density Residential future land use designation requires a
minimum 50 percent open space. The proposed future land use does not provide for public
open space. Does not discourage the proliferation of urban sprawl.

RESPONSE: Neither the existing Agricultural land use nor the proposed Low Density Residential
land use provides public open space.

(VII). Creates a balance of land uses based upon demands of residential population for the
nonresidential needs of an area.

The proposed change does not appear to create a balance of uses based upon demand of
residential population for nonresidential needs. It would create an auto dependent single-
family neighborhood. It is possible the adjacent South Florida Gateway PUD will provide
jobs for residents where the Low Density Residential future land use is proposed. However,
it is not clear the Industrial development on the Gateway PUD will provide enough jobs for
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1,831 additional residential units and all of the existing residential units in the area. Does
not discourage the proliferation of urban sprawl.

RESPONSE: Disagree. The Low Density Residential future land use allows a mix of housing types
and densities including townhomes, condominiums and apartments through the implementation of
various zoning districts or through a PUD Zoning Agreement. The County’s land development
regulations and public benefits associated with PUD Zoning Agreements, which is required by way of
CPA 21-11, will ensure walkable and connected communities that support a range of housing choices
and multi-modal transportations systems. The maximum number of residential dwelling units on the
396-acre subject property is limited to 1,050 (2.6 units per acre) by the concurrent Comprehensive Plan
text amendment CPA 21-11. Based on the Residential Capacity Analysis submitted with CPA 21-11,
these units are needed to support the existing needs of surrounding employment centers (schools and
churches) and the future employees within the South Florida Gateway PUD, the Martin County
Operations Center and the surrounding Rural Lifestyle projects.

(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
Jor an innovative development pattern such as transit-oriented developments or new towns as
defined in s. 163.3164.

The proposed change does not involve development patterns for transit-oriented
development or new towns defined in Section 163.3164. Does not discourage the
proliferation of urban sprawl.

RESPONSE: Neither the existing Agricultural land use, surrounding urban areas nor the proposed
Low Density Residential land use provides development patterns for new towns as defined in section
163.3164.

Of the eight criteria listed above, two have been met to determine the application discourages

urban sprawl.
RESPONSE: The proposed amendment meets five of the six criteria that are applicable to the request.

2.3. Land Use Compatibility

The proposed Low Density Residential future land use is compatible with the existing
Commercial Waterfront, Mobile Home, and Residential Estate Density 2UPA to the north
of the subject property. The Low Density Residential future land use would be adjacent on
three sides of five parcels that have the Agricultural future land use designation on S.W. 96"
street. It would also be adjacent to Agricultural Ranchette parcels that access SW Kanner

Hwy.

To the south of the subject site, the Three Lakes Golf Club PUD, on 1,219 acres has been
approved and golf course construction is under way. A 204-acre site of vacant acreage sits
between the subject site and the Three Lakes Golf Club PUD. The 204-acre site has an
agricultural future land use.

It is less compatible with the Industrial future land use to the south and east of the
property. Policy 4.13.10 states “Industrially designated areas are not generally adaptive to
residential use, and they shall not be located in areas designated for residential development
unless planned for a mixed-use development allowed under Goal 4.3 or in a large-scale
PUD”.

RESPONSE: Agree. The proposed land use amendment is generally compatible with adjacent
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land uses. A smooth transition between land uses is ensured by application of land use transition
and buffering techniques required by the land development code. The concurrent text
amendment for the subject property (CPA #21-11) requires approval of site plans by way of a
large-scale PUD Zoning Agreement, which can further ensure compatibility with adjacent land
uses.

2.4 Consistency with the Comprehensive Growth Management Plan
This section of the staff report will address the descriptions of the existing and proposed
land use designations as discussed in Goal 4.13., Comprehensive Growth Management

Plan, Martin County Code (CGMP).

The neighboring communities of River Forest and St. Lucie Falls have developed under a
density of approximately 6 units per acre. With the requested density of 5 units per acre,
the Low Density Residential designation is not incompatible with the existing
neighborhoods. The proposed density does not appear to impact the stability and integrity
of the established residential development.

RESPONSE: Agree

2.4.1 Conversion of Land

Policy 4.13A.1(2) must be considered when changing the Agricultural, Agricultural
Ranchette or the Rural Density future land use designations to another designation. The
Board must make findings described in subsections (a) and (b) below.

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;

Staff analysis. An analysis of the hydrology of the area was not provided. Section 1.7 of this
report identifies the agricultural tax classification used by the Property Appraisers office
to assess the surrounding properties.

(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.”

A soil potential analysis and agricultural site assessment were not included in the application

materials.
RESPONSE: See Agricultural Assessment enclosed.
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2.5. Capital Facilities Impact (i.e. Concurrency Management)

Policy 4.1B.2. of the Future Land Use Element states: “All requests for amendments to the
FLUMs shall include a general analysis of (1) the availability and adequacy of public facilities
and (2) the level of services required for public facilities in the proposed land uses. This analysis
shall address, at a minimum, the availability of category A and category C service facilities as
defined in the Capital Improvements Element. No amendment shall be approved unless present
or planned public facilities and services will be capable of meeting the adopted LOS standards
of this Plan for the proposed land uses. The Capital Improvements Element, or other relevant
plan provisions, and the FLUMS may be amended concurrently to satisfy this criterion. The
intent of this provision is to ensure that the elements of the CGMP remain internally
consistent.”

2.5.1. Mandatory Facilities

2.5.1.1. Water/Sewer Facilities

Potable water and wastewater service capacity reservations for this development must be
reserved through a Water and Wastewater Service Agreement with Martin County
Utilities. There is no planned capacity for the proposed residential uses.

See the attached memorandum from the Utility Department staff, dated October 15, 2023
RESPONSE: Since the TEXT amendment (CPA 21-11) must be approved before the FLUM
amendment, the restrictions to density and commitment to providing public facilities must be
considered in the evaluation of the FLUM Amendment. Specifically, the TEXT Amendment
restricts the maximum number of residential units to 1,050 units (2.6 units per acre) and provides the
following commitment to providing public facilities:

“The owner/developer shall plan and appropriately fund public facilities consistent with Policy
14.1B.2, which requires that future development pay the full cost of capital facilities needed to
address the impacts of such development. This shall include an amendment to the Capital
Improvements Element, if needed, and a PUD Agreement and/or Development Agreement that
addresses public facilities, infrastructure and the timing of development.”

In furtherance of the enclosed email from Martin County Utilities dated February 29, 2024 and as
documented in the companion TEXT amendment, the applicant acknowledges and commits to make
improvements to expand the capacity and provide proportionate share contributions to Martin
County Utilities that may include well sites, wells, and other improvements to accommodate the
additional area to be added to the PUSD. These contributions would be in addition to customary
impact fees and capital facility charges that are required to reserve capacity.

2.5.1.2. Drainage Facilities

Level of Service for drainage facilities is listed below. Compliance with the following levels
of service requirements must be evaluated with the submittal of a site plan. The developed
site must comply with the following policies.

Policy 14.1A.2.(2) County water management systems:

Level of Service
Major Drainage Ways (over one square mile) - 8.5" in a 24-hour period (25 year/24-
hour design storm)
Underground Facilities Utilizing Storm Sewers - 6" in a 24-hour period (5 year/24-hour
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design storm)
All Other Facilities - 7" in a 24-hour period (10-year/24-hour design storm)

Finished Floor Elevation - 100-year/3-day storm

(a) Building floors shall be at or above the 100-year flood elevations, as determined
from the most appropriate information, including Federal Flood Insurance Rate
Maps. Both tidal flooding and the 100-year, 3-day storm event shall be considered in
determining elevations. Lower floor elevations will be considered for agricultural
buildings and boat storage facilities that are nonresidential and not routinely
accessed by the public.

(b) All project sites shall control the timing of discharges to preclude any off-site
impact for any storm event. The peak discharge rate shall not exceed the
predevelopment discharge rate for the 25-year frequency, 3-day duration storm
event.

The minimum roadway flood protection design storm shall be the 10-year frequency, 24- hour
duration storm event unless the roadway is classified as a scenic corridor, in which case the
flood protection design storm will consider maintaining the character of the roadway.
RESPONSE: Agree.

2.5.1.3. Transportation
Policy 5.2A.1, states:

Policy 5.2A.1. Establish a base level of service. The LOS standard for all roadways in
unincorporated Martin County is LOS D in the peak hour/peak direction. Standards for the
State Highway System are guided by FDOT's latest 'LOS Policy'. The methodology for
determining roadway facilities' level of service shall adhere to the methodologies identified in the
latest FDOTs Q/LOS Handbook. Please see the attached memorandum from the Traffic
Engineering Administrator dated December 13, 2023.

RESPONSE: Since the TEXT amendment (CPA 21-11) must be approved before the FLUM
amendment, the restrictions to density and commitment to providing public facilities must be
considered in the evaluation of the FLUM Amendment. Specifically, the TEXT Amendment
restricts the maximum number of residential units to 1,050 units (2.6 units per acre) and provides the
following commitment to providing public facilities:

“The owner/developer shall plan and appropriately fund public facilities consistent with Policy
14.1B.2, which requires that future development pay the full cost of capital facilities needed to
address the impacts of such development. This shall include an amendment to the Capital
Improvements Element, if needed, and a PUD Agreement and/or Development Agreement that
addresses public facilities, infrastructure and the timing of development.”

As documented in the companion TEXT amendment, the applicant acknowledges and commits to
make improvements to expand the capacity of the transportation network and make other
improvements to accommodate the additional area to be added to the PUSD. These contributions
would be in addition to customary impact fees.

2.5.1.4. Solid Waste Facilities
The proposed Future Land Use designation does not exceed the level of service (LOS)
criteria for solid waste facilities. The required LOS in Martin County is 1.06 tons of
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capacity per weighted population. The weighted average population (the average of
seasonal and full-time residents) countywide in Fiscal Year 2024 is 178,927 persons. In
Fiscal Year 2024, there are 263,031 tons of available capacity or 1.47 tons per weighted
person. The proposed change will not reduce the level of service below capacity.
RESPONSE: Agree.

2.5.1.5. Parks/Recreation Facilities

Parks and recreation facilities are calculated on a countywide basis. The county has a total
population in Fiscal Year 2024 of 163,560 persons. There are currently 1,730 acres of active
parkland available in the County. The 2024 Capital Improvements Plan provides the
following LOS analysis for services. The proposed change will not reduce active parks and
recreation level of service below capacity.

RESPONSE: Agree.

2.5.1.6. Fire/Public Safety/EMS

The following table shows the levels of service adopted in Chapter 14, Capital
Improvements. Level of Service Area: Unincorporated Martin County. The analysis is
based upon a 2024 (weighted average) population in unincorporated Martin County of
149,109 persons. The proposed future land use change will not diminish the level of service
below capacity.

RESPONSE: Agree.

2.5.1.7. Schools
The LOS for public school facilities is established by CGMP Policy 17.1A.1. Pursuant to

CGMP Policy 17.1B.1, final site plans that include residential units can be approved by the
County “only after receipt of a School Concurrency Report from the School District stating
that adequate capacity exists for the anticipated students.”

RESPONSE: Agree.

At a future date, during the final site plan review process, the County must coordinate with the
School Board of Martin County for a LOS analysis as provided for under Section 17.7. CGMP.
See the attached Martin County School District General School Capacity Analysis, dated
September 7, 2023.

RESPONSE: Agree.

2.5.2. Non-Mandatory Facilities

2.5.2.1. Libraries

Library level of service is calculated on a countywide basis and has a goal of two volumes of
reading material for each weighted resident. The Fiscal Year 2024 Capital Improvement Plan
shows the current LOS is 2.04 volumes per weighted resident. The proposed future land use
change will not impact the Library level of services.

RESPONSE: Agree.

CONCLUSION

The proposed future land use change is not recommended for approval for the following
reasons:

e Policy 4.13A.1(2) must be considered when changing the Agricultural, Agricultural
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Ranchette or the Rural Density future land use designations to another
designation. The Board must make findings described Policy 4.13A.1(2). The
policy requires an analysis of the hydrology of the area, as well as a soil potential
analysis and agricultural site assessment. None has been provided.

RESPONSE: See Agricultural Use Assessment enclosed.

e Criteria for a Future Land Use Amendment (Section 1-11 CGMP). Section 2.1.
Criteria for a Future Land Use Amendment (Section 1-11 CGMP) provides criteria
in which at least one of four must have a positive finding in order for staff to
recommend approval. Staff begins with the assumption that the Future Land Use
Map, as amended, is generally an accurate representation of the intent of the
Board of County Commissioners, and thus the community, for the future of
Martin County. Only one of the four criteria were met however, “availability of
public services” to serve an additional 1,831 residential units remains an issue.

RESPONSE: Only 1 of the 4 criteria in Section 1-11 is required for staff to recommend

approval. Based on the responses and supplemental materials submitted with this

application, we believe 3 of the 4 criteria have been met.

e 2.2. Urban Sprawl. Only five of the 13 criteria discouraging the proliferation of

sprawl were met.
RESPONSE: Disagree. Based on the responses and supplemental materials submitted with
this application, we believe 13 of 13 criteria have been met.

e 2.2.1. Proliferation of Urban Sprawl. Only two the eight criteria discouraging the
proliferation of sprawl were met. The proposed future land use lacks an innovative
development pattern that includes internal trip capture.

RESPONSE: Disagree. Based on the responses and supplemental materials submitted with this

application, we believe 5 of the 6 applicable criteria have been met

e Section 2.5 identifies utilities and transportation as insufficient to support 1,831
additional residential units.

RESPONSE: Disagree. The comments from Martin County Utilities and the Public Works

Department do not support a staff recommendation of denial. In addition, the maximum

number of residential dwelling units on the 396-acre subject property is limited to 1,050 (2.6

units per acre) by the concurrent Comprehensive Plan TEXT amendment CPA #21-11

The staff analysis does not appear to consider, 1) the letter from Martin County Utilities dated
March 6, 2023 that confirms adequate capacity to provide wastewater service, 2) the previously
submitted Water and Sewer Availability Worksheet, and 3) the previously submitted Traffic
Impact Analysis (See updated version enclosed).

The property to be added to the PUSD is ideally situated adjacent to urban infrastructure and
surrounded by more than 80% non-agricultural development. See enclosed map depicting
adjacent non-agricultural development.

The Traffic Engineering staff provided their results without providing an analysis. The staff
appears to have evaluated the traffic conditions based on a total of 1,865 dwelling units.
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As stated above, the proposed future land use amendment is being processed simultaneously with a
text amendment (CPA 21-11) that limits the total number of units on the property to 1,050 units or
2.6 units per acre. Approval of the text amendment CPA 21-11, which includes the expansion of the
Primary Urban Service District, must be approved prior to approval of the future land use
amendment. CPA 21-11 will put in place the restriction on the maximum number of units on the
396-acre parcel. Therefore, the scenario described by the traffic engineering department, and the
number of dwelling units used in its analysis, is one that cannot occur.

Since the TEXT amendment must be approved before FLUM amendment, the restrictions to density
and commitment to providing public facilities must be considered in the evaluation of the FLUM
Amendment. Specifically, the TEXT Amendment provides the following commitment to providing
public facilities:

“The owner/developer shall plan and appropriately fund public facilities consistent with Policy
14.1B.2, which requires that future development pay the full cost of capital facilities needed to
address the impacts of such development. This shall include an amendment to the Capital
Improvements Element, if needed, and a PUD Agreement and/or Development Agreement that
addresses public facilities, infrastructure and the timing of development.”

In furtherance of the enclosed email from Martin County Utilities dated February 29, 2024 and as
documented in the companion TEXT amendment, the applicant acknowledges and commits to make
improvements to expand the capacity of the transportation network and provide proportionate share
contributions to Martin County Utilities that may include well sites, wells, and other improvements
to accommodate the additional area to be added to the PUSD. These contributions would be in
addition to customary impact fees and capital facility charges. For these reasons, criterion (a) has
been met.

As noted in the Executive Summary, this staff report is based upon application materials that
are not consistent with other Future Land Use Map amendment applications (submitted by the
same applicant) that are adjacent to the subject property. This staff report remains a draft
document until the application materials are revised to be consistent with the
boundaries of the adjacent Future Land Use Map Amendments.

RESPONSE: See revised and updated application materials enclosed.

I trust these responses and the revised materials satisfactorily address the comments contained in the
staff analysis and provide sufficient information to revise the staff report with a recommendation of

approval.

Sincerely,

Morris A. Crady, AICP
Senior Partner

Copy to: Client and Consulting Team



Martin County, Florida
Growth Management Department
COMPREHENSIVE PLANNING DIVISION
2401 SE Monterey Road, Stuart, FL 34996
772-288-5495 www.martin.fl.us

COMPREHENSIVE PLAN AMENDMENT
APPLICATION

A. General Information:

Future Land use Map Amendment

Type of Application:

Name or Title of Project:
Waterside PUD

Future Land Use Amendment

Location of Project and Description of Proposal:

The subject property is located west of South Kanner Highway and south of SW 96th Street.
The application is for a future land use amendment from Agricultural to Low Density
Residential with a companion TEXT amendment (CPA 21-11).

See enclosed Location Map and Application Description and Justification.

Parcel Control Number(s):
13-39-40-000-003-00000-1
13-39-40-000-001-00000-5
13-39-40-000-007-00000-0 (portion of)

Is Project within a CRA? Which One?: Select from the list

Size of Project (Acres): 396.81 acres

Current Future Land Use Designation: Agricultural

Current Zoning Designation: AG-20A, A-2

Proposed Future Land Use Designation: ~ Low Density Residential
Proposed Zoning Designation: PUD

Text Amendment

Proposed Elements to Amend:
Chapter 1, Chapter 4 and Chapter 11 (See CPA 21-11)




Description of Text Amendment:

The companion TEXT amendment, whcih must be approved prior to the land use amendment,
expands the PUSD, requires a PUD application, limits maximum density to 1050 units (2.6
units per acre) and provides a commitment to plan and fund required public facilities consistent
with Policy 14.1B.2 of the Comprhensive Growth Management Plan. (See CPA 21-11
description and justification for text Amendment that has been submitted under separate
application.)

Property Owner:
Name or Company Name Kanner/96th St Investments LLC / South Florida Gateway Industrial, LLC

Company Representative  Joshua . Long, AICP, VP of Planning & Entitiements
Address 105 NE 1st Street

City Delray Beach State FL  Zip 33444
Phone 561 - 682 - 9500 Fgx - -

Email jlong@kolter.com

Agent:

Name or Company Name Lucido & Associates

Company Representative  Morris A. Crady, AICP, Senior Partner
Address 701 SE Ocean Bivd

City Stuart State FL Zip 34994
Phone 772 - 220 - 2100 Fgx 772 - 223 - 0220
Email mcrady@Ilucidodesign.com

Contract Purchaser:
Name or Company Name
Company Representative
Address
City State Zip
Phone - - Fax - -

Email

Not applicable

Land Planner:

Name or Company Name Same as agent
Company Representative
Address
City State Zip
Phone - - Fax - -

Email

Traffic Engineer: _
Name or Company Name _O'Rourke Engineering & Planning

Company Representative  Susan O'Rourke, P.E. President
Address 22 SE Seminole Street

City Stuart State FL Zip 34994
Phone 772 - 781 . 7918 Fax _ _
Email seorourke@comcast.net
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Attorney:
Name or Company Name Fox McCluskey

Company Representative  Tyson Waters
Address 3461 SE Willoughby Blvd

City Stuart State FL Zip 34994
Phone 772 -287 - 4444 Fayx 772 - 283 - 4367
Email twaters@foxmcluskey.com

Other Professional:
Name or Company Name GAlI Consultants' Community Solutions Group

Company Representaﬁve Owen Beitsch, PhD, FAICP, CRE, Senior Director
Address 618 E. South Street, Suite 700

City Orlando State FL Zip 32801
Phone 407 - 423 - 8398 Fagx - -
Email o.beitsch@gaiconsultants.com

B. Applicant or Agent Certification:

| have read this application, and to the extent that | participated in the application, |

have ;;mxerjza? /my and accurately. — .

U Applicant’s s‘rﬁatu Date
Morris A. Crady

Printed name

NOTARY ACKNOWLEDGMENT

STATE OF _Flovidw
COUNTY OF Mackin

| hereby certify that the foregoing instrument was acknowledged before me this

zw day of YMace\n , 202, by _Maevis AL Ceadly
rshe
personally known to me or [J has produced as
|dentn‘;?
) A 7” l%)@ed/) AAAAAAAAAA
Notarypub//c signature L Py Notary Public State of Florida
LII’IC{ H - p Linda H Brady
a«c u 4 m My Commission HH 371878
Printed name — Expires 3/10/2027
State of C‘oQ‘qu at-large
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Applicant or Agent Certification:

Applicant declares:

He/she understands that this application is submitted pursuant to Chapter |, Section 1-11
of the Martin County Comprehensive Growth Management Plan and Chapter 163, Part
Il (The Community Planning Act) of the Florida Statutes. The public record of this
matter will consist of this application, the exhibits, documents or other materials
prepared by the applicant and submitted to the Martin County Growth Management
Department; information or materials the Martin County Growth Management
Department may submit: public comment submitted through the Martin County Growth
Management Department; and comments made at public hearings related to this
application.

He/she understands the application must be submitted during the established
submission period to: Martin County, Growth Management Department, 2401 SE
Monterey Road, Stuart, FL 34996. Completeness of application is the responsibility of
the applicant. Applications not complete by the sufficiency due date will be returned to
the applicant.

Applicant/Owner:

Print Name

Signature of Applicant

Applicant Agent:

Morris A. Crady

W0 {,

Sighature of Agen

Note: The above noted agent, or owner, if no agent is listed, address and phone number will be used by
the County as the single contact for all correspondence and other communication.
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DESCRIPTION:

A PARCEL OF LAND BEING A PORTION OF LOTS 1, 2, 3, 4, 6, 7, 11, 13, 14, 15, AND ALL OF LOTS 5, 8, AND 12, ALL IN SECTION 13,
TOWNSHIP 39 SOUTH, RANGE 40 EAST, AND A PORTION OF LOT 1, IN SECTION 14, TOWNSHIP 39 SOUTH, RANGE 40 EAST, OF TROPICAL
FRUIT FARMS, ACCORDING TO THE PLAT THEREOF FILED ON AUGUST 18, 1913, RECORDED IN PLAT BOOK 3, PAGE 6, RECORDS OF PALM
BEACH (NOW MARTIN) COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCE AT THE NORTHWEST CORNER OF SECTION 13, TOWNSHIP 39 SOUTH, RANGE 40 EAST, ALSO BEING THE NORTHWEST
CORNER OF LOT 4, SECTION 13, TOWNSHIP 39 SOUTH, RANGE 40 EAST OF TROPICAL FRUIT FARMS, ACCORDING TO THE PLAT THEREOF
FILED ON AUGUST 18, 1913, RECORDED IN PLAT BOOK 3, PAGE 6, RECORDS OF PALM BEACH (NOW MARTIN) COUNTY, FLORIDA;
THENCE S.00°00'45"W. ALONG THE WEST LINE OF THE NORTH (1/2) HALF OF SAID SECTION 13, A DISTANCE OF 662.61 FEET TO A POINT
ON THE NORTH LINE OF THE SOUTH HALF (1/2) OF SAID LOT 4; THENCE S.89°38'43"E., ALONG SAID NORTH LINE, A DISTANCE OF 140.48
FEET TO THE POINT OF BEGINNING; THENCE CONTINUE S.89°38'43"E., ALONG SAID NORTH LINE OF THE SOUTH HALF (1/2) OF LOT 4, A
DISTANCE OF 1179.69 FEET TO A POINT ON THE WEST LINE OF LOT 3, SECTION 13 OF SAID PLAT; THENCE N.00°00'59"E., ALONG SAID
WEST LINE OF LOT 3, A DISTANCE OF 496.77 FEET TO A POINT ON THE SOUTHERLY RIGHT-OF-WAY LINE OF STATE ROAD NO. S-76-A AS
SHOWN ON THE FLORIDA STATE ROAD DEPARTMENT MAP FOR SECTION 89002-2601, REVISED FEBRUARY 13, 1989; THE FOLLOWING
THREE (3) COURSES BEING BY SAID RIGHT-OF-WAY LINE: 1) N.81°44'59”E., A DISTANCE OF 39.54 FEET; 2) THENCE N.07°34'57"W., A
DISTANCE OF 25.14 FEET; 3) THENCE N.81°45'49"E., A DISTANCE OF 548.79 FEET TO A POINT ON THE SOUTHERLY RIGHT-OF-WAY LINE
OF STATE ROAD NO. 76-A AS SHOWN ON THE FLORIDA STATE ROAD DEPARTMENT MAP FOR SECTION 89531-2601, DATED OCTOBER,
1958; THENCE S.89°50'10"E., ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE, A DISTANCE OF 741.38 FEET TO A POINT ON THE EAST LINE
OF THE NORTHWEST (1/4) QUARTER OF SAID SECTION 13; THENCE S.00°01'11"W., ALONG SAID EAST LINE OF THE NORTHWEST (1/4)
QUARTER AND THE EAST LINE OF LOT 3, SECTION 13 OF SAID PLAT, A DISTANCE OF 611.68 FEET; THENCE S.89°45'21"E., A DISTANCE OF
688.60 FEET; THENCE N.00°02'42"E., A DISTANCE OF 611.74 FEET; THENCE S.89°45'42"E., A DISTANCE OF 2066.62 FEET TO A POINT ON
THE EAST LINE OF THE NORTH (1/2) HALF OF SAID SECTION 13; THENCE S.00°07'14"W., ALONG SAID EAST LINE OF THE NORTH (1/2)
HALF OF SAID SECTION 13, A DISTANCE OF 1585.66 FEET; THENCE S.00°07'53"W., A DISTANCE OF 1012.15 FEET TO THE EAST ONE
QUARTER-CORNER OF SAID SECTION 13; THENCE N.89°44'18"W., ALONG THE SOUTH LINE OF THE NORTHEAST (1/4) QUARTER OF SAID
SECTION 13 AND THE SOUTH LINE OF LOTS 7 AND 8 OF SAID PLAT, A DISTANCE OF 1497.39 FEET; THENCE N.00°01'11"E., A DISTANCE OF
1078.10 FEET; THENCE N.89°44'18"W., A DISTANCE OF 1253.33 FEET TO SAID EAST LINE OF THE NORTHWEST (1/4) QUARTER AND THE
EAST LINE OF LOT 6, SECTION 13 OF SAID PLAT; THENCE CONTINUE N.89°44'18"W., A DISTANCE OF 50.00 FEET; THENCE S.00°01'11"W.
ALONG A LINE 50.00 FEET WEST OF AND PARALLEL WITH SAID NORTHWEST QUARTER (1/4) OF SECTION 13, A DISTANCE OF 1078.11
FEET TO A POINT ON THE SOUTH LINE OF THE NORTHWEST (1/4) QUARTER OF SAID SECTION 13 AND THE SOUTH LINE OF LOT 6;
THENCE N.89°44'14"W., ALONG SAID SOUTH LINE OF THE NORTHWEST (1/4) QUARTER OF SECTION 13 AND SAID SOUTH LINE OF LOT 6,
A DISTANCE OF 513.37 FEET TO THE NORTHWEST CORNER OF THE PLAT OF SOUTH FLORIDA GATEWAY PUD - PLAT, AS RECORDED IN
PLAT BOOK 19, PAGE 56 OF SAID PUBLIC RECORDS; THENCE S.00°15'42"W., ALONG THE WEST BOUNDARY OF SAID PLAT, A DISTANCE
OF 1547.53 FEET; THENCE S.89°44'18"E., A DISTANCE OF 380.40 FEET; THENCE S.00°00'16"E., A DISTANCE OF 906.06 FEET; THENCE
S.89°33'44"E., A DISTANCE OF 851.39 FEET; THENCE S.00°27'25"W., A DISTANCE OF 151.61 FEET TO A POINT ON THE NORTH LINE OF
THE 100.00 FOOT OUTFALL DITCH EASEMENT, AS DESCRIBED IN DEED BOOK 10, PAGE 383, AND DEED BOOK 10, PAGE 461, OF SAID
PUBLIC RECORDS, ALSO A POINT ON A LINE 50.00 FEET NORTH OF AND PARALLEL WITH THE SOUTH LINE OF SAID SECTION 13; THENCE
N.89°32'35"W., ALONG THE NORTH LINE OF SAID 100.00 FOOT OUTFALL DITCH EASEMENT, AND ON A LINE 50.00 FEET NORTH OF AND
PARALLEL WITH THE SOUTH LINE OF SAID SECTION 13, A DISTANCE OF 659.73 FEET;

DESCRIPTION: CONTINUED ON SHEET 2

NOTE: THIS IS NOT A SKETCH OF SURVEY, BUT ONLY A
GRAPHIC DEPICTION OF THE DESCRIPTION SHOWN HEREON.
THERE HAS BEEN NO FIELD WORK, VIEWING OF THE
SUBJECT PROPERTY, OR MONUMENTS SET IN CONNECTION
WITH THE PREPARATION OF THE INFORMATION SHOWN
HEREON.

AGRICULTURAL TO LOW DENSITY
NOTE: LANDS SHOWN HEREON WERE NOT ABSTRACTED RESIDENTIAL FLUM-P.U.D.-396
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DESCRIPTION: CONTINUED FROM SHEET 1

THENCE N.89°37'43"W., ALONG THE NORTH LINE OF SAID 100.00 FOOT OUTFALL DITCH EASEMENT, AND ON A LINE 50.00 FEET NORTH
OF AND PARALLEL WITH THE SOUTH LINE OF THE WEST (1/2) HALF OF SAID SECTION 13, A DISTANCE OF 2641.12 FEET TO A POINT ON
THE WEST LINE OF THE SOUTH (1/2) HALF OF SAID SECTION 13; THENCE N.00°00'32"E., ALONG SAID WEST LINE AND THE WEST LINE OF
LOTS 12 AND 13, SECTION 13 OF SAID PLAT, A DISTANCE OF 2600.57 FEET TO THE WEST (1/4) QUARTER CORNER OF SAID SECTION 13;
THENCE N.00°00'45"E., ALONG THE WEST LINE OF THE NORTH (1/2) HALF OF SAID SECTION 13 AND THE WEST LINE OF LOT 5, SECTION
13 OF SAID PLAT, A DISTANCE OF 1326.29 FEET TO A POINT ON THE SOUTHERLY LINE OF PARCEL NO. 131, AS DESCRIBED IN DEED BOOK
12, PAGE 451 AND THE SOUTHEAST CORNER OF LOT 1, SECTION 14 OF SAID PLAT AND THE SOUTH CORNER OF EASEMENT PARCEL 871,
AS SHOWN ON OKEECHOBEE WATERWAY, FLORIDA, ST. LUCIE CANAL PORTION, RECORDED IN PLAT BOOK 10, PAGE 84, RECORDS OF
MARTIN COUNTY, FLORIDA; THENCE N.89°41'22"W., ALONG SAID SOUTHERLY LINE OF PARCEL NO. 131 AND THE SOUTH LINE OF SAID
LOT 1, ALSO THE SOUTH LINE OF SAID EASEMENT PARCEL 871, A DISTANCE OF 184.32 FEET TO A POINT ON THE SOUTHEASTERLY
RIGHT-OF-WAY LINE OF ST. LUCIE CANAL, A 400 FOOT RIGHT-OF-WAY, AS SHOWN ON SAID OKEECHOBEE WATERWAY, FLORIDA, ST.
LUCIE CANAL PORTION, RECORDED IN PLAT BOOK 10, PAGE 84; THENCE N.31°15'05"E., ALONG SAID SOUTHEASTERLY RIGHT-OF-WAY
LINE OF ST. LUCIE CANAL, A DISTANCE OF 355.40 FEET TO A POINT ON SAID WEST LINE OF THE NORTH (1/2) HALF OF SECTION 13 AND
SAID WEST LINE OF LOT 4, ALSO THE NORTH CORNER OF SAID EASEMENT PARCEL 871; THENCE N.00°00'45"E., ALONG SAID WEST LINE
OF THE NORTH (1/2) HALF OF SECTION 13 AND THE WEST LINE OF SAID LOT 4, SECTION 13 OF SAID PLAT, A DISTANCE OF 125.34 FEET
TO THE SOUTHERLY CORNER OF PARCEL 136, RIGHTS-OF-WAY FOR ST. LUCIE CANAL IMPROVEMENT, RECORDED IN PLAT BOOK 2, PAGE
35, OF SAID PUBLIC RECORDS; THENCE N.31°15'05"E., ALONG THE SOUTHEASTERLY LINE OF SAID PARCEL 136, A DISTANCE OF 270.88
FEET TO THE POINT OF BEGINNING.

CONTAINING: 17,284,867 SQUARE FEET OR 396.806 ACRES, MORE OR LESS.

NOTE: THIS IS NOT A SKETCH OF SURVEY, BUT ONLY A
GRAPHIC DEPICTION OF THE DESCRIPTION SHOWN HEREON.
THERE HAS BEEN NO FIELD WORK, VIEWING OF THE
SUBJECT PROPERTY, OR MONUMENTS SET IN CONNECTION
WITH THE PREPARATION OF THE INFORMATION SHOWN
HEREON.

AGRICULTURAL TO LOW DENSITY
NOTE: LANDS SHOWN HEREON WERE NOT ABSTRACTED RESIDENTIAL FLUM-P.U.D.-396
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SURVEYOR'S NOTES:

1)

FLORIDA.
2)

3)

BEARING SHOWN HEREON ARE BASED ON THE SOUTH LINE OF THE NORTHEAST 1/4 SECTION 13
TOWNSHIP 39 SOUTH, RANGE 40 EAST, HAVING A GRID BEARING OF N. 89°44' 18" W. THE GRID
BEARINGS AS SHOWN HEREON REFER TO THE STATE PLANE COORDINATE SYSTEM, NORTH
AMERICAN HORIZONTAL DATUM OF 1983 (NAD 83-2011 ADJUSTMENT) FOR THE EAST ZONE OF

ALL DIMENSIONS, UNLESS OTHERWISE NOTED, ARE SURVEY DIMENSIONS.

THIS DESCRIPTION SKETCH IS INTENDED TO BE DISPLAYED AT 1" =1000' OR SMALLER.

NOTE: THIS IS NOT A SKETCH OF SURVEY, BUT ONLY A GRAPHIC

NO FIELD WORK, VIEWING OF THE SUBJECT PROPERTY, OR
MONUMENTS SET IN CONNECTION WITH THE PREPARATION OF THE
INFORMATION SHOWN HEREON.

NOTE: LANDS SHOWN HEREON WERE NOT ABSTRACTED FOR
RESTRICTIONS, RESERVATIONS, RIGHTS—OF—WAY AND EASEMENT OF
RECORD.

DEPICTION OF THE DESCRIPTION SHOWN HEREON. THERE HAS BEEN

LINE DATA TABLE
NO. BEARING LENGTH
L1 |'s 00°01°11” W | 611.68"
L2 | S 89°45°21” E | 688.60°
L3 | N 00°02'42" E | 611.74’
L4 | S 89°33'44” E | 851.39’
L5 | S 0027°25” W | 151.61°
L6 | N 89°41°22" W | 184.32’
L7 | N 31°15°'05” E | 355.40°
L8 | N 00°00'45” E | 125.34
L9 | N 31"15'05" E | 270.88'

AGRICULTURAL TO LOW DENSITY

RESIDENTIAL FLUM-P.U.D.-396
SKETCH AND DESCRIPTION

Prepared For: KOLTER LAND PARTNERS, LLC

Date: JANUARY 10, 2024
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KANNER/96™ ST INVESTMENTS LLC
(Updated March 26, 2024)
CPA #22-12
Comprehensive Plan Amendment — Future Land Use Map

APPLICATION DESCRIPTION AND JUSTIFICATION

1.0 Comprehensive Growth Management Plan Future Land Use Amendment Criteria.
The application for a future land use amendment on the approximately 373-acre (+/-) subject
property is summarized as follows:

Future Land Use (Zoning) Existing Proposed
Agricultural (AG-20A, A-2) 396.81 acres 0 acres

Low Density Residential (PUD) 0 acres 396.81 acres
Total: 396.81 acres 396.81 acres

This application has been amended to address comments in the staff report dated December
15, 2023. See additional supporting documentation in the FLUM response letter dated March
26, 2024 and the concurrent request for Text Amendment (CPA 21-11) for Policy 4.1B.2.(2)
Sub-area Development Restriction and Proposed Primary Urban Service District (PUSD)
expansion.

Future Land Use Map Amendment

According to Section 1.11 of the Comprehensive Growth Management Plan (CGMP), staff can
recommend approval of the requested future land use amendments provided they are
consistent with all other elements of the CGMP and at least one of the following 4 criteria has
been demonstrated by the applicant to exist (The proposed request clearly meets the first 3 of
the 4 criteria.):

(Please note the language italicized is actual language from the CGMP. Justification for the
proposed change and applicant’s responses are provided within the “boxed-in” sections that
follow. Some text has been highlighted for emphasis.

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;

TABLE 1: RELEVANT FUTURE LAND USE AMENDMENTS SINCE 1982

CPA Number Location From To
South of Salerno Road and east . -
82-4 of Tower Drive, 40 acres R;g;lioﬁ)eenr;gfy Inétgﬁgfe;al
(Martin Memorial Hospital)
South of Salerno Road and west Institutional Commercial/
91-1 of Community Drive, 23.92 acres General Office/Residential
(Coastal Health Park PUD)
West of Willoughby Blvd. and Rural Density Commercial/
08-7 north of Cove Road, 35.9 acres Residential Office/Residential
(Willoughby Research Park)
East of Kanner Highway between . .
08-4 Cove Road and Salerno Road, R;;a;li&enr:is;'lty E??tztsei) d[;?r?izllty
47.11 acres (Wright Parcel)
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CPA # 22-12
Comprehensive Plan Amendment — Future Land Use Map
East of Kanner Highway and : :
16-2 north of Southwood Trall, Cczsrr;r:eerr;::al ngsiaggzg
25 acres (Kanner 5601, LLC)
South of Salerno Road and west Rural Densit Institutional
07-1E of Pepperwood Drive, 9.19 acres . Sity
: . Residential General
(Council on Aging)
Text amendment to expand
04-15 Primary Urban Service District N/A N/A
south of Cove Road, 870 acres
South of Salerno Road and west . .
95-20 of Ault Ave., 54 acres (Legacy Rural' Den§|ty Estatg Dens'ty
Residential Residential
Cove)
Southeast corner of Cove Road Estate Density Comlr_r:rgrlf:ei}gl and
95-21 and Willoughby Blvd., 38.2 acres Residential .
(Cove Road Land Trust) _Commer_mal/ .
Office/ Residential
North of Cove Road and west of : )
95-22 Ault Ave., 37.83 acres (Legacy Rural' Density Estate Density
Residential Residential
Cove)
North of Cove Road and west of : )
Rural Density Estate Density
95-23 Ault Ave., 36.68 acres (Legacy Residential Residential
Cove)
- Industrial &
10-19 Subject Property - 250 acres Agricultural Waterfront
(Ord. 876) :
Commercial
i Subject Property (Ord. 877) Text
10-20 Amendment to expand PUSD N/A N/A
Subject Property — Text Amendment to
create Free-Standing Urban Service
19-5 District, Martin County Utility Service N/A N/A
Area and provide Limitations on
development intensity (Ord. 1152)
Industrial,
i Subject Property — 250 acres Waterfront .
19-6 (Ord. 1153) Commercial & Industrial
Agricultural

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;

The proposed request clearly meets criteria (a) and (b).

Since adoption of the original Comprehensive Growth Management Plan (CGMP) in 1982,
numerous changes in land use designations and growth have occurred in the general area that
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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 1982.
Review of aerial photography of the lands within the urban service districts north and east of the
subject property shows consumption of virtually all remaining residential land except for required
preservation areas.

The transition of this area from agricultural/rural to urban development began in 1986 when the
State of Florida completed the missing link of 1-95 and constructed the Interchange at SR 76
(SW Kanner Highway), which is less than 2 miles from the subject property. The interchange
forever changed the character of the area especially along Kanner Highway, which has become
a critical east-west transportation corridor for state-wide commerce.

Immediately following the completion of the interchange and over the past 30 years, the County
initiated and/or approved changes to hundreds of acres of surrounding lands to create a mix of
urban uses including industrial, commercial, office and residential uses. From these land use
designations, several industrial and manufacturing businesses have been developed within the
Treasure Coast Commerce Center, which is located on the north side of Kanner Highway
between 1-95 and the Florida Turnpike, and within industrial lands on the south side of Kanner
Highway. In addition, several hotels and gas stations, Halpatiokee Regional Park, and several
types of residential communities have been developed including the Florida Club Golf Course
community, Lost River communities, Savannah Estates, Locks Landing, River Glen
condominiums, St. Lucie Falls and River Forest Mobile Home communities. Over the past 30
years, these projects have consumed virtually all the remaining urban land in this area of the
County.

To support the growth that has occurred over the past 30 years, the County consolidated their
regional water and wastewater services at the Tropical Farms plant located just west of the
Florida Turnpike, and coordinated with the State on several drainage and roadway improvement
projects along Kanner Highway including on-going work that will further increase capacity and
support existing and future growth for several years to come.

These improvements and investment in public infrastructure were not only designed to support
these projects but also allowed the expansion and/or construction of nearby public schools
including Crystal Lake Elementary on SW 96™ Street, South Fork High School on SW Pratt-
Whitney Road and David Anderson Middle School on SE Cove Road.

In 2020, approximately 175 acres of Industrial land use and 75 acres of Commercial Waterfront
land use was consolidated into a 250-acre Industrial future land use tract along Kanner Highway
(See Ordinance 1153). By way of Policy 4.1B.2.(2) of the CGMP, the County adopted a sub-
area development restriction on the property that limited Industrial and Commercial building
area and development intensity. A corresponding text amendment was also adopted to create a
free-standing urban service district and include the Industrial future land use area within Martin
County’s utility service area. On March 11, 2021, KL Waterside, LLC submitted the South
Florida Gateway PUD application to create a regulatory framework intended to expedite the
approval of targeted business industries. On February 1, 2022, the County approved the PUD
Agreement and the infrastructure final site plan that authorized the construction of utilities and
road improvements to attract targeted business industries that provide high-wage employment
and economic development. Between the South Florida Gateway Industrial Park and Martin
County’s purchase of 30 acres of Industrial land next to the park for their future County
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Operations Center, more than 500 jobs will be created immediately adjacent to the subject
property. The creation of these jobs is a major change that has a direct impact on the need for
additional housing options in close proximity to the new workforce.

Clearly, the growth in the area and investment in public infrastructure have altered the character
of the area such that the change from Agricultural to Low Density Residential future land use
category is now reasonable and consistent with area land use characteristics, land use
transition policies and other CGMP policies that support economic and residential development
opportunities. This application has been amended to address comments in the staff report dated
December 15, 2023. See additional supporting documentation in the FLUM response letter
dated March 26, 2024.

1.3 “(c) The proposed change would correct what would otherwise appear to be an
inappropriately assigned land use designation; ”

The existing Agricultural land use was appropriate when the land use maps were created in
1982 and through the past several decades. However, there are currently no bona fide
agricultural uses surrounding the property, which qualifies the property as an infill development.
The Agricultural land use properties north of the property are all occupied by single family
residential structures, with four of the five having active homestead exemptions. The Ag
Ranchette land use properties east of the property are all occupied by single family residential
structures, with three of the three having active homestead exemptions. The one Agricultural
land use property south of the property is owned by the Three Lakes Golf Course and is listed
on the property appraiser's website as vacant with no bona fide agricultural uses occurring on
that property.

As per criteria (a) above, growth in the area, in terms of development of vacant land and the
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. To this end, the
uses on the surrounding properties have changed resulting in the property no longer having an
appropriate land use designation. Criterion (c) has been met. This application has been
amended to address comments in the staff report dated December 15, 2023. See additional
supporting documentation in the FLUM response letter dated March 26, 2024.

14 “(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. However, the proposed amendment clearly meets 3 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. This application has been amended to address comments
in the staff report dated December 15, 2023. See additional supporting documentation in the
FLUM response letter dated March 26, 2024.
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2.0 Physical Characteristics of the Site.

The property is located between Kanner Highway (SR 76) and the St. Lucie Canal, south of SW
96" Street, and less than 2 miles from the SR 76/1-95 Interchange. The property was used and
has operated for several decades as an active farm, first in support of citrus, which had to be
eliminated due to citrus canker and greening, and then in support of various row crops. The
recently acquired “Patriot Farms” parcel that fronts directly on SW 96" Street also operated first
as citrus and later as a tree nursery until the 2004-2005 hurricanes, which destroyed the trees
and forced the nursery business into smaller plants and shrubs. Its primary drainage outfall is
Roebuck Creek, which terminates at the southern end of the property and maintains some
natural wetland characteristics.

In support of agricultural production, namely citrus and row crops, all native habitat and trees on
the property (except within and adjacent to Roebuck Creek) were legally cleared and irrigation
and drainage systems were developed on the property. Because agriculture is exempt from
standard drainage and water quality treatment requirements, the drainage system was designed
to irrigate crops and discharge high volumes of nutrient-laden run-off directly into the St. Lucie
Canal and eventually into the South Fork of the St. Lucie River without any pre-treatment.
Because the soil on the subject property has been depleted from decades of agricultural use,
soil amendments, particularly the addition of fertilizer, and the discharge of nutrient-laden water
into the canal, will continue to increase to the detriment of the St. Lucie River estuary.

Due to proximity of the St. Lucie Canal, significant start-up costs, unavoidable risks and
competitive markets worldwide, citrus or crop production is not sustainable, environmentally or
economically. Agricultural production is much better suited on lands located farther from the St.
Lucie Canal, on western agricultural lands where discharges can be treated through a series of
ditches, agricultural canals and stormwater treatment areas designed to biologically remove
heavy nutrients and contaminants prior to discharge into natural waterways.

The lack of substantial native habitat or protected species and the sites high topography and
existing drainage system, make the property ideally suited for conversion to urban land uses.
Most importantly, conversion to urban use will require compliance with the County’s strict water
guality standards that significantly reduce the discharge rate and greatly improves water quality
treatment prior to discharge thereby adding to the County’s efforts to eliminate toxic algal
blooms in the St. Lucie River estuary. This application has been amended to address comments
in the staff report dated December 15, 2023. See additional supporting documentation in the
FLUM response letter dated March 26, 2024.

2.1 Compatibility with Surrounding Uses.

The properties along the west side of the project site, which front on the St. Lucie Canal, and to
the south consist of the recently approved Three Lakes Golf Club that will eventually include 3
championship 18-hole golf courses and related facilities on approximately 1,216 acres. The
eastern portion of the site is adjacent to Estate Density land use that contains approximately 20
manufactured homes on SW Scory Lane. A portion of the site along the southern property line
of the Patriot addition and along the eastern property limits of the original Neill parcel is adjacent
to the 185-acre South Florida Gateway PUD Industrial Park and the future Martin County
Operations Center, which is on approximately 30 acres immediately adjacent to the subject
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property. The northern portion of the site is adjacent to urban development along the north side
of SW 96" Street, which includes Crystal Lake Elementary School, Treasure Coast Church of
God, Eagles Landing single family residential community, St. Lucie Falls mobile home park,
River Marina townhomes and a working marina along the canal. An existing gas station and
small retail center are located at the southwest corner of the intersection of SW 96" Street and
Kanner Highway. A 20-acre +/- Publix shopping center is approved on the northeast corner of
Kanner Highway and Pratt-Whithey Road. Required landscape buffers between commercial,
industrial and residential uses will ensure compatibility with surrounding land uses. This
application has been amended to address comments in the staff report dated December 15,
2023. See additional supporting documentation in the FLUM response letter dated March 26,
2024.

2.2  Analysis of Applicable Comprehensive Growth Management Plan (CGMP) Policies

The Comprehensive Plan identifies goals and objectives and the specific policies designed to
implement the goals and objectives. The following CGMP policies support the proposed land
use and corresponding text amendments. Please note highlights were added for emphasis and
relevance to the application.

Chapter 4 — Future Land Use Element

“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.”

“Policy 4.7A.1: Designation of land uses to support urban services. Martin County shall
designate land uses in the Primary Urban Services District to provide for the use and extension
of all necessary urban services efficiently and economically.”

“Policy 4.7A.2: Development in the Primary Urban Services District. Martin County shall
require new residential development with lots of one-half acre or smaller, commercial uses and
industrial uses to locate in the Primary Urban Services District. This requirement is to ensure
consistency with the County’s growth management policies and Capital Improvements Element
and to ensure that the Plan’s LOS standards will be provided and maintained cost-efficiently.”

“Goal 4.9. To provide for appropriate and adequate lands for residential land uses to meet the
housing needs of the anticipated population and provide residents with a variety of choices in
housing types and living arrangements throughout the County.”

Policy 4.9A. To monitor population growth, development orders and Future Land Use Map
amendments to ensure that an appropriate and adequate supply of residential land use is
maintained in unincorporated areas of the County.
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“Policy 4.9A.1: Suitable siting of residential development. Residential development shall be
located in areas that are suitable in terms of efficient land use planning principles regarding the
location and design of units; projected availability of services and infrastructure capacity;
proximity and accessibility to employment, commercial and cultural centers and fire and police
protection; avoidance of adverse impacts to natural resources; and continued viability of
agricultural uses. The guideline for determining proximity is that commercial and employment
opportunities are within 7.5 miles or 20 minutes.”

“Objective 4.9D. To ensure that the Land Development Regulations to include requirements that
ensure orderly transitions in residential densities in land use categories and PUDs.”

“Policy 4.9D.1. Procedures for orderly transitions in residential density. At a minimum, these
regulations shall:

(1) Allocate residential densities compatible with available public services, natural features
of land and existing and anticipated future development;

(2) Allocate higher densities to sites highly accessible to major urban thoroughfares or
urban collector streets and to sites adjacent to existing development with the same or
higher density or a less restrictive zoning district;

(3) Allocate higher densities to sites highly accessible to major urban thoroughfares or
urban collector streets and to sites adjacent to existing development with the same or
higher density or that can be adequately buffered from adjacent existing development or
otherwise meet the density transitioning requirements of Section 4.1F.1., if applicable;”

“Policy 4.13A.7. Residential Development. The Future Land Use Map allocates urban
residential density based on population trends, housing needs; and past trends in the character,
magnitude and distribution of residential land consumption patterns. Consistent with the goals,
objectives and policies of the CGMP, including the need to provide and maintain quality
residential environments, it also preserves unique land and water resources and plans for fiscal
conservancy.”

“(3) Low Density Residential Development. The Low Density Residential designation is
reserved for land in the Primary Urban Service District. Densities shall not exceed 5 units per
gross acres. In reviewing specific densities, the aim shall be to preserve the stability and
integrity of established residential development and provide equitable treatment to lands sharing
similar characteristics.”

The subject property is highly accessible to major urban thoroughfares i.e., Kanner Highway,
and urban collector streets i.e., SW 96™ Street. All public facilities and services are currently in
place or planned to be available when actual development occurs. The change to Low Density
residential land use is consistent with all the Comprehensive Growth Management Plan (CGMP)
policies above and compatible with the pattern of growth that has occurred over the past 30
years since the CGMP future land use plan was originally adopted in 1982. The proposed Low
Density future land use designation creates a reasonable land use transition from the adjacent
highway and industrial/commercial uses to the east and the urban densities along the north side
of SW 96" Street. The proposed request provides equitable treatment to the property owner,
consistent with CGMP policies, while furthering the CGMP policies that promote an efficient use
of public infrastructure and a mix of housing opportunities in the Primary Urban Service District.
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According to the “2018 Residential Capacity and Vacant Land Analysis” prepared by Martin
County Growth Management Department, less than 222 acres of vacant land designated Low
Density residential land use remain County-wide. Much of this land exists in small parcels or
individual lots and cannot be consolidated into viable development projects that can offer a
range of lot sizes and housing types. Additional Low Density residential land use is needed to
meet the demand for the 15-year planning horizon. Approximately 373 acres of Low Density
residential future land use is proposed to provide a range of low density housing opportunities.

The subject property is ideally located and physically suitable to address the deficit of Low
Density residential future land use in accordance with the land use and housing policies of the
Comprehensive Growth Management Plan. This application has been amended to address
comments in the staff report dated December 15, 2023. See additional supporting
documentation in the FLUM response letter dated March 26, 2024.

Policy 4.1D.5 Residential capacity analysis. Martin County shall produce a residential capacity
analysis every five years. Residential capacity defines the available residential development
options within the Primary and Secondary Urban Service Districts that can meet the demand
for population growth consistent with the Future Land Use Map. Residential supply shall
consist of:

The 15 year planning period for residential capacity began with the 2010 Census and shall be
updated to a new 15 year planning period every 5 years. The residential capacity analysis
showing the total residential supply within the Primary and the Secondary Urban Service
Districts shall be compared to the projected residential demand as outlined in Policy 4.1D.3
and 4.1D.4 above. The report shall show demand and supply comparisons for a ten year
period as well as for the 15 year planning period.

Policy 4.1D.6 The residential capacity analysis will determine if the future demand for
residential units exceeds the supply for residential units as provided in the residential capacity
analysis.

When the undeveloped residential acreage within either the Primary Urban Service District or
the Secondary Urban Service District no longer provides for projected population growth for
the fifteen year planning period, planning for expansion of residential capacity shall
commence. When the undeveloped acreage within either the Primary Urban Service District
or the Secondary Urban Service District provides for no more than 10 years of projected
population growth, the County is required to expand capacity.

Based on the findings of the February 13, 2018 Residential Capacity and Vacant Land analysis
completed by the Martin County Growth Management Department, the County Growth
Management staff conducted a “Residential Capacity Expansion Analysis” and presented a draft
report to the Board of County Commissioners on February 26, 2019. Page 7 of the report
provided updated capacity data that considered the approval of the Pineland Prairie Mixed Use
Village (MUV) future land use category that was adopted by the Board of County
Commissioners in August, 2018. The Pineland Prairie MUV land use category is a site-specific
land use designation (under single ownership at the time of adoption) that allows up to 4,200
residential units subject to public land donations, construction of public and private infrastructure
and compliance with performance standards, comprehensive plan policies and land
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development codes specific to proposed development within the Pineland Prairie MUV land use
that must be followed to ensure the implementation of mixed use design principles and the
availability of public facilities and services concurrent with development impacts.

With this consideration, the staff's conclusions and recommendation in the draft Residential
Capacity Expansion Analysis report including the following:

“...Expanding residential capacity to meet the future population growth does not need to
occur as quickly as indicated in February 2018. However, given the density transition policies,
infrastructure needs and environmental challenges, the need for more capacity could arise
sooner than projected.

Staff would recommend that the Board continue consideration of Future Land Use Map
amendments inside the PUSD. When considering plan amendments that propose expanding
the PUSD, give consideration to those amendments that provide a balance of uses that foster
vibrant, viable communities and economic development opportunities and address outdated
development patterns.”

After considering the findings in the report and staff's comments regarding technical concerns
with the current methodology in the Comprehensive Plan for estimating population projections
and calculating housing supply, the County Commission voted 4-1 at their meeting on February
26, 2019 to...

“ask staff to utilize all of the resources available to them to come back with best
management practices to come up with a methodology that is the most appropriate and
accurate, that accurately describes the properties that are legitimately buildable in our
community (restated: to ask staff to come back, after they've done their research on what
they feel is the most appropriate methodology incorporating best management practices, so
that we have the most accurate count of what is genuinely a buildable lot.”

Since the 2019 action was taken by the County Commission, a new methodology for calculating
residential capacity has not been adopted or proposed. In the past 4 years, the few remaining
buildable infill parcels within the urban service districts have been developed and parcels or lots
that are not otherwise buildable continue to be counted as future supply. And, in spite of a
residential construction boom that has consumed the remaining infill parcels in the Martin
County urban service district, no infrastructure to support the Pineland Prairie MUV has
commenced construction and no residential units have been constructed within the Pineland
Prairie MUV since it was adopted in 2018.

For these reasons, the applicant engaged GAIl Consultants’ Community Solutions Group (CSG)
to prepare an updated Residential Capacity Analysis consistent with the Board of County
Commissioners direction to staff to incorporate best management practices and appropriate
methodology. The report is based on sound planning principles and adopted State and
Regional Comprehensive Planning methodology and guidelines. (See enclosed Section
163.3177 Analysis)
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The report specifically analyzes the County’s current methodology and identifies why the
methodology is flawed or limited by the improper use of data and assumptions. The CSG report
provides an accurate account of existing housing supply, future population projections and
future housing needs as required by Comprehensive Plan Policy 4.1D.5. and Policy 4.1D.6.

The CSG report concludes that the County does not have adequate supply in the 10- or 15-year
planning horizon to meet the increasing demand for housing within the primary or secondary
urban service districts. It provides substantial expert evidence supporting the future land use
map amendment and the request to expand the Primary Urban Service District. This application
has been amended to address comments in the staff report dated December 15, 2023. See
additional supporting documentation in the FLUM response letter dated March 26, 2024.

Chapter 6 — Housing Element

Obijective 6.1B. To strive to provide for the conservation and rehabilitation of the existing
housing stock by rehabilitating substandard dwelling units; to maintain and improve existing
housing stock, residential neighborhoods and property values; and to provide for a broad mix
of housing types.

Policy 6.1B.1. Zone lands for housing. Martin County shall ensure that adequate residential
land use designations are assigned and zoned at densities sufficient to meet the County's
current and future housing needs within the Urban Service District.

Policy 6.1B.2. Provision of varied housing types. Martin County shall encourage varied
housing types, sizes, and prices consistent with local need, including affordable housing. The
County shall provide technical assistance, including demographic analysis and other relevant
information, to assist developers in planning for a broad mix of housing opportunities
consistent with local needs.

Policy 6.1B.4. Minimize blighting influences. Blighting influences in areas undergoing land use
transition shall be minimized by the use of sound principles of land use planning, urban design
and landscaping in development and redevelopment projects. Adverse impacts of land use
transition shall be minimized by managing the location as well as the density and/or intensity
of mixed or conflicting residential and nonresidential uses. Examples of the land use principles
endorsed by Martin County are:

(1 )The allocation of residential densities in a manner compatible with available public
services, natural features of land and existing and anticipated future development.

(2) The allocation of higher residential densities to sites (1) accessible to major urban
thoroughfares or urban collector streets (2) sites adjacent to existing development with the
same or higher density or less restrictive zoning district, (3) sites that can be adequately
buffered from adjacent existing development of lesser intensity, and (4) sites that meet the
density transitioning requirements of section 4.1F., of the CGMP.

(3) The provision of a variety of lot sizes, floor areas, setbacks and residential land use mixes
to allow for a choice in housing types, designs and price levels for both urban and rural
residential environments.
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(4) The use of the planned unit development, mixed-use, and traditional neighborhood
development to encourage creativity in development, design, protection of open space,
environmental features, and a mix of residential and nonresidential land uses.

The proposed land use and text amendments implement these housing policies by directing
new housing opportunities on lands that 1) protect existing neighborhoods through buffering and
density transitioning requirements, 2) are accessible to major thoroughfares i.e., South Kanner
Highway, or urban collector streets i.e., SW 96™ Street, 3) compatible with natural features of
the land and surrounding properties and 4) consistent with existing and future development
trends. The corresponding text amendment ensures development through a planned unit
development (PUD) application that will provide enhanced protection of open space and
environmental features, a mix of residential uses and specific conditions and public benefits that
address local needs and minimize adverse impacts. This application has been amended to
address comments in the staff report dated December 15, 2023. See additional supporting
documentation in the FLUM response letter dated March 26, 2024.

Chapter 8 — Coastal Management Element

Policy 8.1B.6. Protection of local estuaries. Martin County shall cooperate and coordinate with
other local governments in protecting local estuaries. This cooperation and coordination shall
aim to assist agencies responsible for protecting and managing local estuarine systems.

Chapter 9 — Conservation and Open Space Element

Policy 9.1K.2. St. Lucie estuary system. The County shall coordinate with the Martin Soil and
Water Conservation District and other relevant agencies to promote awareness of new
information concerning the St. Lucie River estuary system and the effects of development on
the functions and values of the estuary system. Restoration of the St. Lucie estuary shall
remain a top priority, in conjunction with the Indian River Lagoon portion of the
Comprehensive Everglades Restoration Plan.

Chapter 15 — Economic Element

Policy 15.2C.5. Martin County, in coordination with appropriate entities, shall promote the
development of ecotourism and sports markets.

Chapter 19 — Property Rights Element
Objective 19.1A. Ensure that private property rights are considered in local decision making.

Policy 19.1A.1. The following rights shall be considered in local decision making:

(1) The right of a property owner to physically possess and control his or her interests in the
property, including easements, leases, or mineral rights.

(2) The right of a property owner to use, maintain, develop, and improve his or her property for
personal use or for the use of any other person, subject to state law and local ordinances.

11
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The proposed Low Density residential land use provides an alternative to agricultural use
directly on the St. Lucie Canal. The continued use of the property for agricultural production will
require more intense application of soil amendments that are not only costly and labor-intensive,
but also negatively impact the St. Lucie River estuary both environmentally and “economically”.
The St. Lucie River estuary is a major driver of recreational activities that support recreational
fishing and ecotourism. Section 8.2.A. of the Comprehensive Growth Management Plan states,
“...Commercial and sport fishing and seasonal residents (tourism) are extremely important to
the Martin County economy...” The policies stated above in Chapters 8, 9 and 15 of the
Comprehensive Plan support the protection of the St. Lucie estuary and recognize its positive
impact on ecotourism and Martin County’s economy.

Clearly, the growth in the area and investment in public infrastructure have altered the character
of the area such that the change from Agricultural to Low Density residential future land use is
now reasonable and consistent with area land use characteristics, land use transition policies
and other CGMP policies that support economic and residential development opportunities.

The proposed request will conserve and enhance the value of existing development and provide
equitable treatment to the property owner, consistent with CGMP policies, while furthering
CGMP policies that support the efficient and economical use of the county’s resources. This
application has been amended to address comments in the staff report dated December 15,
2023. See additional supporting documentation in the FLUM response letter dated March 26,
2024.

2.3 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.

The proposed land use and text amendments recognize the adjacency of the Primary Urban
Service District (PUSD) and the availability of existing or planned public facilities adjacent to and
surrounding the subject property. The subject property is surrounded by urban service districts
on three sides that include nearby public schools, retail uses and a major employment center,
which includes the adjacent 185-acre South Florida Gateway industrial park, which is currently
under construction, and the future 30-acre County Operations Center. These projects create a
functional relationship and provide additional consideration for housing in this area of the
County. The mix of housing opportunities provided by the proposed Low Density residential
future land use designations coupled with the mix of nearby Industrial, Commercial and
Institutional uses minimize the potential for urban sprawl by creating a functional balance of
uses where residents can live, work and play. The future project design will include collector
roads that will assure interconnectivity between related land uses and create opportunities for
multi-modal transportation. This application has been amended to address comments in the
staff report dated December 15, 2023. See additional supporting documentation in the FLUM
response letter dated March 26, 2024.

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
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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 sprawil.

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:

(1) 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 mix of housing opportunities provided by the proposed Low Density residential future land
use designations coupled with the mix of nearby Industrial, Commercial and Institutional uses
minimize the potential for urban sprawl by creating a functional balance of uses where residents
can live, work and play. The future project design will include collector roads that will assure
interconnectivity between related land uses and create opportunities for multi-modal
transportation. Discourages the proliferation of urban sprawl. This application has been
amended to address comments in the staff report dated December 15, 2023. See additional
supporting documentation in the FLUM response letter dated March 26, 2024.

(1) 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.

The subject property is immediately adjacent to and surrounded on three sides by urban service
districts with existing or planned public facilities and services to support the change in land use.
Virtually all remaining vacant property within the existing urban areas have been developed or
preserved in perpetuity. Discourages the proliferation of urban sprawl. This application has been
amended to address comments in the staff report dated December 15, 2023. See additional
supporting documentation in the FLUM response letter dated March 26, 2024.

(111 Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon
patterns generally emanating from existing urban developments.

The proposed change to Low Density residential on the subject property emanates out from the
frontage of the industrial uses along Kanner Highway and the existing and future and
commercial uses at the intersection of SW Kanner Highway and SW 96™ Street.

Discourages the proliferation of urban sprawl. This application has been amended to address
comments in the staff report dated December 15, 2023. See additional supporting
documentation in the FLUM response letter dated March 26, 2024.

(V) 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.
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The property was used and has operated for several decades as an active farm, first in support
of citrus, which had to be eliminated due to citrus canker and greening, and then in support of
various row crops. The recently acquired “Patriot Farms” parcel that fronts directly on SW 96™
Street also operated first as citrus and later as a tree nursery until the 2004-2005 hurricanes,
which destroyed the trees and forced the nursery business into smaller plants and shrubs. Its
primary drainage outfall is Roebuck Creek, which terminates at the southern end of the property
and maintains some natural wetland characteristics.

In support of agricultural production, namely citrus and row crops, all native habitat and trees on
the property (except within and adjacent to Roebuck Creek) were legally cleared and irrigation
and drainage systems were developed on the property. Because agriculture is exempt from
standard drainage and water quality treatment requirements, the drainage system was designed
to irrigate crops and discharge high volumes of nutrient-laden run-off directly into the St. Lucie
Canal and eventually into the South Fork of the St. Lucie River without any pre-treatment.

Due to significant start-up costs, unavoidable risks and competitive markets worldwide, citrus or
crop production is not a sustainable, economically viable alternative. The lack of substantial
native habitat or protected species and the sites high topography and existing drainage system,
make the property ideally suited for conversion to urban land uses. Most importantly,
conversion to urban use will require compliance with the County’s strict water quality standards
that significantly reduce the discharge rate and greatly improves water quality treatment prior to
discharge thereby adding to the County’s efforts to eliminate toxic algal blooms in the St. Lucie
Estuary. Discourages the proliferation of urban sprawl. This application has been amended to
address comments in the staff report dated December 15, 2023. See additional supporting
documentation in the FLUM response letter dated March 26, 2024.

(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.

Due to significant start-up costs, unavoidable risks and competitive markets worldwide, citrus,
silviculture or crop production is not a sustainable, economically viable alternative. There are no
active farmlands or agricultural activities adjacent to the subject property. Discourages the
proliferation of urban sprawl. This application has been amended to address comments in the
staff report dated December 15, 2023. See additional supporting documentation in the FLUM
response letter dated March 26, 2024.

(V1) Fails to maximize use of existing public facilities and services.

The subject property is immediately adjacent to and surrounded on three sides by urban service
districts with existing or planned public facilities and services to support the change in land use.
Discourages the proliferation of urban sprawl. This application has been amended to address
comments in the staff report dated December 15, 2023. See additional supporting
documentation in the FLUM response letter dated March 26, 2024.

(VII) Fails to maximize use of future public facilities and services.
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The subject property is immediately adjacent to and surrounded on three sides by urban service
districts with existing or planned public facilities and services to support the change in land use.
Discourages the proliferation of urban sprawl. This application has been amended to address
comments in the staff report dated December 15, 2023. See additional supporting
documentation in the FLUM response letter dated March 26, 2024.

(V1) Allows for land use patterns or timing which disproportionately increase the cost in time,
money, and energy of providing and maintaining facilities and services, including roads,
potable water, sanitary sewer, stormwater management, law enforcement, education, health
care, fire and emergency response, and general government.

The subject property is surrounded by urban service districts on three sides that include nearby
public schools, retail uses and a major employment center, i.e., the adjacent 200-acre South
Florida Gateway Industrial Park, which is currently under construction, and the future 30-acre
County Operations Center. These projects create a functional relationship and provide
additional consideration for housing in this area of the County. The mix of housing opportunities
provided by the proposed Low Density residential future land use designations coupled with the
mix of nearby Industrial, Commercial and Institutional uses minimize the potential for urban
sprawl by creating a functional balance of uses where residents can live, work and play. The
future project design will include collector roads that will assure interconnectivity between
related land uses and create opportunities for multi-modal transportation. Discourages the
proliferation of urban sprawl. This application has been amended to address comments in the
staff report dated December 15, 2023. See additional supporting documentation in the FLUM
response letter dated March 26, 2024.

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

Urban uses and development along Kanner Highway are currently adjacent to the subject
property with no clear separation between urban and rural uses. The change in land use from
Agriculture to Low Density will make the subject property compatible with the adjacent urban
development. The properties south and west of the subject property are part of the recently
approved Three Lakes Golf, which is a private golf club with no residential units or urban
development. The presence of Three Lakes Golf Club, which has a pending future land use
map (FLUM) amendment request to Rural Lifestyle provides a clear separation between rural
and urban uses, and an appropriate land use transition to the Agricultural lands south and west
that will protect the urban boundary and prevent urban sprawl. Discourages the proliferation of
urban sprawl. This application has been amended to address comments in the staff report dated
December 15, 2023. See additional supporting documentation in the FLUM response letter
dated March 26, 2024.

(X) Discourages or inhibits infill development or the redevelopment of existing neighborhoods
and communities.

As documented in the Residential Capacity Analysis prepared by GAIl Consultants, practically all
remaining vacant land within the urban area has been consumed by development, preserved in
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perpetuity or simply cannot be developed due to various development constraints. The change
in land use on the subject property to Low Density will allow for the efficient use of existing and
planned infrastructure without inhibiting or discourage infill or redevelopment within the existing
urban service district. Discourages the proliferation of urban sprawl. This application has been
amended to address comments in the staff report dated December 15, 2023. See additional
supporting documentation in the FLUM response letter dated March 26, 2024.

X1) Fails to encourage a functional mix of use

The proposed land use and text amendments recognize the adjacency of the Primary Urban
Service District (PUSD) and the availability of existing or planned public facilities adjacent to and
surrounding the subject property. The subject property is surrounded by urban service districts
on three sides that include nearby public schools, retail uses and a major employment center,
including the adjacent 185-acre South Florida Gateway Industrial Park, which is currently under
construction, and the future 30-acre County Operations Center. These projects create a
functional relationship and provide additional consideration for housing in this area of the
County. The mix of housing opportunities provided by the proposed Low Density residential
future land use designations coupled with the mix of nearby Industrial, Commercial and
Institutional uses minimize the potential for urban sprawl by creating a functional balance of
uses where residents can live, work and play. Discourages the proliferation of urban sprawl.
This application has been amended to address comments in the staff report dated December
15, 2023. See additional supporting documentation in the FLUM response letter dated March
26, 2024.

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

The future project design will include collector roads that will assure interconnectivity between
related land uses and create opportunities for multi-modal transportation. Discourages the
proliferation of urban sprawl. This application has been amended to address comments in the
staff report dated December 15, 2023. See additional supporting documentation in the FLUM
response letter dated March 26, 2024.

(XIH1) Results in the loss of significant amounts of functional open space.

The existing future land use, Agricultural, requires a minimum 50 percent open space. The
proposed future land use designation, Low Density Residential, also requires a minimum of 50
percent open space. Because agriculture is exempt from standard drainage and water quality
treatment requirements, the existing drainage system was designed to irrigate crops and
discharge high volumes of nutrient-laden run-off directly into the St. Lucie Canal and eventually
into the South Fork of the St. Lucie River without any pre-treatment. The conversion to urban
use will require compliance with the County’s strict water quality standards that significantly
reduce the discharge rate and greatly improves water quality treatment prior to discharge
thereby adding to the County’s efforts to eliminate toxic algal blooms in the St. Lucie Estuary.
Discourages the proliferation of urban sprawl. This application has been amended to address
comments in the staff report dated December 15, 2023. See additional supporting
documentation in the FLUM response letter dated March 26, 2024.
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The proposed land use amendment complies with 13 of 13 criteria that discourage urban
sprawl. This application has been amended to address comments in the staff report dated
December 15, 2023. See additional supporting documentation in the FLUM response letter
dated March 26, 2024.

2.3.1 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:

(1) 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 property is located between Kanner Highway (SR 76) and the St. Lucie Canal, south of SW
96" Street, and less than 2 miles from the SR 76/1-95 Interchange. The property was used and
has operated for several decades as an active farm, first in support of citrus, which had to be
eliminated due to citrus canker and greening, and then in support of various row crops. The
recently acquired “Patriot Farms” parcel that fronts directly on SW 96™ Street also operated first
as citrus and later as a tree nursery until the 2004-2005 hurricanes, which destroyed the trees
and forced the nursery business into smaller plants and shrubs. Its primary drainage outfall is
Roebuck Creek, which terminates at the southern end of the property and maintains some
natural wetland characteristics. In support of agricultural production, all native habitat and trees
on the property (except within and adjacent to Roebuck Creek) were legally cleared and
irrigation and drainage systems were developed on the property. Because agriculture is exempt
from standard drainage and water quality treatment requirements, the drainage system was
designed to irrigate crops and discharge high volumes of nutrient-laden run-off directly into the
St. Lucie Canal and eventually into the South Fork of the St. Lucie River without any pre-
treatment.

The lack of substantial native habitat or protected species and the sites high topography and
existing drainage system, make the property ideally suited for conversion to urban land uses.
Most importantly, conversion to urban use will require compliance with the County’s strict water
guality standards that significantly reduce the discharge rate and greatly improves water quality
treatment prior to discharge thereby adding to the County’s efforts to eliminate toxic algal
blooms in the St. Lucie Estuary.

To create economic development opportunities, approximately 250 acres of Agricultural land
east of the subject property along the Kanner Highway frontage was previously converted from
Agricultural to Industrial future land use for the reasons noted above. A portion of these lands
now support the 185-acre South Florida Gateway industrial park and the future 30-acre County
Operations Center. The proposed land use amendment will complement and enhance
economic opportunities by providing needed housing near a major employment center with no
adverse impact on natural resources or ecosystems. Discourages the proliferation of urban
sprawl. This application has been amended to address comments in the staff report dated
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December 15, 2023. See additional supporting documentation in the FLUM response letter
dated March 26, 2024.

(1) Promotes the efficient and cost-effective provision or extension of public infrastructure and
services.

The subject property is immediately adjacent to and surrounded on three sides by urban service
districts with existing or planned public facilities and services to support the change in land use.
Discourages the proliferation of urban sprawl. This application has been amended to address
comments in the staff report dated December 15, 2023. See additional supporting
documentation in the FLUM response letter dated March 26, 2024.

(111) 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 subject property is surrounded by urban service districts on three sides that include nearby
public schools, retail uses and a major employment center, i.e., the adjacent 185-acre South
Florida Gateway Industrial Park, which is currently under construction, and the future 30-acre
County Operations Center. These projects create a functional relationship and provide
additional consideration for housing in this area of the County. The mix of housing opportunities
provided by the proposed Low Density residential future land use designations coupled with the
mix of nearby Industrial, Commercial and Institutional uses minimize the potential for urban
sprawl by creating a functional balance of uses where residents can live, work and play. The
future project design will include collector roads that will assure interconnectivity between
related land uses and create opportunities for multi-modal transportation. Discourages the
proliferation of urban sprawl. This application has been amended to address comments in the
staff report dated December 15, 2023. See additional supporting documentation in the FLUM
response letter dated March 26, 2024.

(V) Promotes conservation of water and energy.

The conversion to urban use will require compliance with the County’s strict water quality
standards that significantly reduce the discharge rate and greatly improves water quality
treatment prior to discharge thereby adding to the County’s efforts to eliminate toxic algal
blooms in the St. Lucie Estuary. Providing housing near employment centers will reduce
reliance on automobiles and reduce energy related to transportation. Discourages the
proliferation of urban sprawl. This application has been amended to address comments in the
staff report dated December 15, 2023. See additional supporting documentation in the FLUM
response letter dated March 26, 2024.

(V) Preserves agricultural areas and activities, including silviculture, and dormant, unique, and
prime farmlands and soils.

The property was used and has operated for several decades as an active farm, first in support
of citrus, which had to be eliminated due to citrus canker and greening, and then in support of
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various row crops. The recently acquired “Patriot Farms” parcel, which fronts directly on SW
96 Street, also operated first as citrus and later as a nursery until the 2004-2005 hurricanes.
Its primary drainage outfall is Roebuck Creek, which terminates at the southern end of the
property and maintains some natural wetland characteristics.

In support of agricultural production, all native habitat and trees on the property (except within
and adjacent to Roebuck Creek) were legally cleared and irrigation and drainage systems were
developed on the property. Because agriculture is exempt from standard drainage and water
quality treatment requirements, the drainage system was designed to irrigate crops and
discharge high volumes of nutrient-laden run-off directly into the St. Lucie Canal and eventually
into the South Fork of the St. Lucie River without any pre-treatment.

Due to significant start-up costs, unavoidable risks and competitive markets worldwide, citrus or
crop production is not a sustainable, economically viable alternative. The lack of substantial
native habitat or protected species and the sites high topography and existing drainage system,
make the property ideally suited for conversion to urban land uses. Most importantly,
conversion to urban use will require compliance with the County’s strict water quality standards
that significantly reduce the discharge rate and greatly improves water quality treatment prior to
discharge thereby adding to the County’s efforts to eliminate toxic algal blooms in the St. Lucie
Estuary. Discourages the proliferation of urban sprawl.

(V1) Preserves open space and natural lands and provides for public open space and recreation
needs.

The conversion of the property from Agricultural to Low Density Residential will maintain the
same minimum open space required by the Agricultural land use but also create opportunities
for restoration and perpetual management of the Roebuck Creek headwaters, and public and
private open space and recreation opportunities on site that would not otherwise be available
under the existing Agricultural land use. Discourages the proliferation of urban sprawl. This
application has been amended to address comments in the staff report dated December 15,
2023. See additional supporting documentation in the FLUM response letter dated March 26,
2024.

(VII) Creates a balance of land uses based upon demands of residential population for the
nonresidential needs of an area.

The proposed land use and text amendments recognize the adjacency of the Primary Urban
Service District (PUSD) and the availability of existing or planned public facilities adjacent to and
surrounding the subject property. The subject property is surrounded by urban service districts
on three sides that include nearby public schools, retail uses and a major employment center,
i.e., the adjacent 200-acre South Florida Gateway Industrial Park, which is currently under
construction, and the future 30-acre County Operations Center. These projects create a
functional relationship and provide additional consideration for housing in this area of the
County. The mix of housing opportunities provided by the proposed Low Density residential
future land use designations coupled with the mix of nearby Industrial, Commercial and
Institutional uses minimize the potential for urban sprawl by creating a functional balance of
uses where residents can live, work and play. Discourages the proliferation of urban sprawl.
This application has been amended to address comments in the staff report dated December
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15, 2023. See additional supporting documentation in the FLUM response letter dated March
26, 2024.

(VII) 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.

The subject property is surrounded by urban service districts on three sides that include nearby
public schools, retail uses and a major employment center, i.e., the adjacent 200-acre South
Florida Gateway Industrial Park, which is currently under construction, and the future 30-acre
County Operations Center. These projects create a functional relationship and provide
additional consideration for housing in this area of the County. The mix of housing opportunities
provided by the proposed Low Density residential future land use designations coupled with the
mix of nearby Industrial, Commercial and Institutional uses minimize the potential for urban
sprawl by creating a functional balance of uses where residents can live, work and play.
Discourages the proliferation of urban sprawl. This application has been amended to address
comments in the staff report dated December 15, 2023. See additional supporting
documentation in the FLUM response letter dated March 26, 2024.

Eight out of eight of the criteria have been met to determine the application discourages the
proliferation of urban sprawl. This application has been amended to address comments in the
staff report dated December 15, 2023. See additional supporting documentation in the FLUM
response letter dated March 26, 2024.

2.3.2 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.

20




KANNER/96™ ST INVESTMENTS LLC
(Updated March 26, 2024)
CPA #22-12
Comprehensive Plan Amendment — Future Land Use Map

The property was used and has operated for several decades as an active farm, first in support
of citrus, which had to be eliminated due to citrus canker and greening, and then in support of
various row crops. The recently acquired “Patriot Farms” parcel that fronts directly on SW 96™
Street also operated first as citrus and later as a tree nursery until the 2004-2005 hurricanes,
which destroyed the trees and forced the nursery business into smaller plants and shrubs. Its
primary drainage outfall is Roebuck Creek, which terminates at the southern end of the property
and maintains some natural wetland characteristics.

In support of agricultural production, all native habitat and trees on the property (except within
and adjacent to Roebuck Creek) were legally cleared and irrigation and drainage systems were
developed on the property. Because agriculture is exempt from standard drainage and water
guality treatment requirements, the drainage system was designed to irrigate crops and
discharge high volumes of nutrient-laden run-off directly into the St. Lucie Canal and eventually
into the South Fork of the St. Lucie River without any pre-treatment.

Due to significant start-up costs, unavoidable risks and competitive markets worldwide, citrus or
crop production is not a sustainable, economically viable alternative. The continued use of the
property for agricultural production will require more intense application of soil amendments that
are not only costly and labor-intensive, but also negatively impact the St. Lucie River estuary
both environmentally and “economically”.

The lack of substantial native habitat or protected species and the sites high topography and
existing drainage system, make the property ideally suited for conversion to urban land uses.
Most importantly, conversion to urban use will require compliance with the County’s strict water
guality standards that significantly reduce the discharge rate and greatly improves water quality
treatment prior to discharge thereby adding to the County’s efforts to eliminate toxic algal
blooms in the St. Lucie Estuary.

The proposed land conversion is logical and timely considering existing and anticipated land
use development patterns; consistency with the goals and objectives of the CGMP; and the
availability of supportive services, including improved roads, recreation amenities, adequate
school capacity, satisfactory allocations of water and wastewater facilities and the need for
housing in close proximity to employment centers. This application has been amended to
address comments in the staff report dated December 15, 2023. See additional supporting
documentation in the FLUM response letter dated March 26, 2024.

2.4  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 and adequacy of public facilities
and (2) the level of services required for public facilities in the proposed land uses...”

All mandatory public facilities and services are currently in place or planned to be available
when development occurs. The following documents are included in the application to
substantiate these findings:

County’s Analysis of Public Facilities presented to the Board of County Commissioners on
February 13, 2018;
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Water and Sewer Availability Worksheet prepared by Kimley-Horn and Associates in
coordination with the Martin County Utilities Department;

Traffic Study prepared by Susan O’Rourke, P.E.; and

School Impact Worksheet prepared by Lucido & Associates

This application has been amended to address comments in the staff report dated December
15, 2023. See additional supporting documentation in the FLUM response letter dated March
26, 2024.

2.5 Justification Statement for Rezoning Application

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

The requested rezoning to PUD is consistent with the corresponding text amendment that
requires all future development to be approved by way of Planned Unit Development (PUD)
Agreement.

b. Whether the proposed rezoning is consistent with all applicable provisions of the Martin
County Land Development Regulations (LDR);

The requested rezoning to PUD is consistent with various zoning options designed to implement
the corresponding Low Density Residential future land use designation as directed by the
applicable provisions of the CGMP and Land Development Code. Compliance with the
applicable zoning district must be documented at the time of site plan application. This
application has been amended to address comments in the staff report dated December 15,
2023. See additional supporting documentation in the FLUM response letter dated March 26,
2024.

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 requested PUD rezoning will implement the proposed land use designation and allow for
urban development consistent with the development trend that has occurred over the past 30
years. Compliance with the landscape buffering policies will maintain compatibility and enhance
the character of surrounding land uses. This application has been amended to address
comments in the staff report dated December 15, 2023. See additional supporting
documentation in the FLUM response letter dated March 26, 2024.

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

The growth in the area over the past 30 years, particularly the improvements to public
infrastructure and services, and the development of commercial and residential uses along
Kanner Highway, has altered the character of the area such that the proposed request is how
reasonable and consistent with area land use characteristics. This application has been
amended to address comments in the staff report dated December 15, 2023. See additional
supporting documentation in the FLUM response letter dated March 26, 2024.
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e. Whether and to what extent the proposed zoning would result in demands on public
facilities;

All required public facilities and services are in place or planned to be available to support future
development. This application has been amended to address comments in the staff report dated
December 15, 2023. See additional supporting documentation in the FLUM response letter
dated March 26, 2024.

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 rezoning application is consistent with the pattern of growth that has occurred since the
Comprehensive Growth Management Plan land use plan was originally adopted in 1982. The
proposed request will conserve and enhance the value of existing development and provide
equitable treatment to the property owner, consistent with CGMP policies, while furthering
CGMP policies that support the efficient and economical use of the county’s resources. This
application has been amended to address comments in the staff report dated December 15,
2023. See additional supporting documentation in the FLUM response letter dated March 26,
2024.
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Sewalls Point

Stuart

[ TP (Mobile Home Park District)

[ WE-1 (Waterfront Estates District)

|:| WGC (Waterfront General Commercial District)
WRC (Waterfront Resort Commercial District)
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CPA 21-11
Kanner/96t Street Investments LLC
Comprehensive Growth Management Plan
Text Amendments

April 3, 2023
(revised March 25, 2024)

NOTE: Proposed deleted text revisions are straek-through and added text is
underlined for clarity.

Chapter 4 — Future Land use Element

Policy 4.1B.2. Analysis of availability of public facilities. All requests for amendments to
the FLUMSs shall include a general analysis of (1) the availability and adequacy of public
facilities and (2) the level of services required for public facilities in the proposed land
uses. This analysis shall address, at a minimum, the availability of category A and
category C service facilities as defined in the Capital Improvements Element. No
amendment shall be approved unless present or planned public facilities and services
will be capable of meeting the adopted LOS standards of this Plan for the proposed land
uses. The Capital Improvements Element or other relevant plan provisions and the
FLUMs may be amended concurrently to satisfy this criterion. The intent of this provision
is to ensure that the elements of the CGMP remain internally consistent.

Compliance with this provision is in addition to, not in lieu of, compliance with the
provisions of Martin County's Concurrency Management System. When a map
amendment is granted under this provision, it does not confer any vested rights and will
not stop the County from denying subsequent requests for development orders based on
the application of a concurrency review at the time such orders are sought.

Martin County may adopt sub-area development restrictions for a particular site where
public facilities and services, such as arterial and collector roads, regional water supply,
regional wastewater treatment/disposal, surface water management, solid waste
collection/disposal, parks and recreational facilities, and schools, are constrained and
incapable of meeting the needs of the site if developed to the fullest capacity allowed
under Goal 4.13 of this Growth Management Plan. The master or final site plan for a site
that is subject to such sub-area development restrictions shall specify the maximum
amount and type of development allowed. Sub-area development restrictions apply to
the following sites:

(?) The following restrictions shall be applied to the tract of real property designated as

Low Density Residential on the Future Land Use Map and described in Ordinance No.
?277?7.

(a) Residential units shall be limited to a maximum of 1,050 units.

(b) Prior to the issuance of the 100t building permit, a monetary contribution of
$1000 per residential unit shall be donated to the Martin County Community Land
Trust to address variable housing needs throughout the County.

(c) All future applications for development approval shall be processed as a
Planned Unit Development (PUD).




(d) The owner/developer shall plan and appropriately fund public facilities
consistent with Policy 14.1B.2, which requires that future development pay the
full cost of capital facilities needed to address the impacts of such development.
This shall include an amendment to the Capital Improvements Element, if
needed, and a PUD Agreement and/or Development Agreement that addresses
public facilities, infrastructure and the timing of development.

Policy 4.7A.3.(9); Policy 4.7A.3.1.(3) and Policy 4.7A.14. (9)

The following language in Policy 4.7A.3.(9); Policy 4.7A.3.1.(3) and Policy 4.7A.14. (9),
that pertains to the existing Industrial land use within the Freestanding Urban Service
District will not be applicable once the area is included in the Primary Urban Service
District and should therefore be deleted for consistency:

Policy 4.1D.2. Population technical bulletin. Martin County shall annually produce a
population technical bulletin based on data provided by the Office of Economic and
Demographic Research (EDR) and the Bureau of Economic and Business Research
(BEBR). The medium EDR estimate for the unincorporated area population shall be the
basis for the Population Technical Bulletin. The following standards shall be used in
calculating population projections through a Population Technical Bulletin adopted
annually by the County Commission:

(1) Methodology must be clear and available for public review. Any change in
methodology must be approved by the county commission prior to the
preparation of the report.

(2) Unless there is clear evidence to the contrary, the BEBR medium population
projections for Martin County shall be used. The EDR provides estimates for
permanent population. The permanent population shall be as calculated as
provided by the EDR and the US Census.

(3) Municipal permanent population shall be subtracted from total county
permanent population to arrive at the estimate for total permanent population for
the unincorporated area. Based on this calculation, the most recent 5-year
average percent of total permanent population in the unincorporated area shall
be applied against the BEBR medium population projections for Martin County to
determine future permanent population for the unincorporated area. The
population Technical Bulletin shall show what portion of the permanent
population is housed in occupied housing units or households.

(4) Peak population in occupied housing units or households and peak
population for LOS determination shall be calculated as outlined in Sections 1.7D
and 1.7 E.

Policy 4.1D.3 Future residential housing unit demand.

Future housing demand projections shall be based on all of the following:
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(1) The demand for future occupied housing units or households in the
unincorporated area shall be based on the percentage increase in permanent
population projected by the Population Technical Bulletin.

(2) Occupied housing units (HO) are classified by the Census, a housing unit is
occupied if a person or group of persons is living in it at the time of the Census
interview or if the occupants are only temporarily absent, as for example, on
vacation. The persons living in the unit must consider it their usual place of
residence or have no usual place of residence elsewhere. The humber of
occupied housing units (HO) is the same as the number of households. Vacant
seasonal housing units (HS) are classified by the Census as those housing units
intended for occupancy only during certain seasons of the year. American
Community Survey Data shall be used as source data between Decennial
Census years.

m%demand—but—sha#b&use@m%&le&anﬂg—supw HoteI/moteI unlts shaII not

be used in calculating residential housing demand.

(#3) Future residential housing needs shall be updated every five years.

Policy 4.1D.4. Distribution of housing unit demand.

(1) The percentage of residential housing demand that will be met outside the
urban service districts shall be based on the number of housing units built in the
preceding five years, based on the “Actual Year Built” as reported in the most
recent final Martin County Tax Roll. The number of housing units built outside
the urban service districts shall be divided by the total number of housing units
built for the unincorporated area to determine the appropriate percentage.

(2) The remainder of residential housing demand must be met within the Primary
and Secondary Urban Service Districts.
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Policy 4.1D.5 Residential capacity analysis. Martin County shall produce a residential
capacity analysis every five years. Residential capacity defines the available residential
development options within the Primary and Secondary Urban Service Districts that can
meet the demand for population growth consistent with the Future Land Use Map.
Residential supply shall consist of:

(1) Vacant property that allows residential use according to the Future Land Use
Map. To account for land development regulations that restrict residential
density, 75% of the maximum allowable density shall be used in calculating the
number of available units on vacant non-agricultural upland acreage. For the
purpose of this calculation, the maximum allowable density for wetlands shall be
zero. The maximum allowable density for properties that are more than 50%
inundated by wetlands shall be 75% of the maximum density of a given future
land use designation and shall apply only to the upland portion of the property.
The maximum allowable density for properties which contain wetlands but are
less than 50% inundated by wetlands shall be one-half of the maximum density
of a given future land use designation.

(2) Best management practices and forecasting models shall be employed to
consider location factors and infrastructure constraints that affect the
development and timing of vacant residential land.

(3) Potential for residential development shall be based on _approved residential
developments where development activity is actively underway (site
development, infrastructure and/or amenity construction, housing unit
construction) and historical trends.

The 15 year planning period for residential capacity began with the 2010 Census
and shall be updated to a new 15 year planning period every 5 years. The
residential capacity analysis showing the total residential supply within the
Primary and the Secondary Urban Service Districts shall be compared to the
projected residential demand as outlined in Policy 4.1D.3 and 4.1D.4 above. The
report shall show demand and supply comparisons for a ten year period as well
as for the 15 year planning period.

Policy 4.1D.6 The residential capacity analysis will determine if the future demand for
residential units exceeds the supply for residential units as provided in the residential
capacity analysis.

When the undeveloped residential acreage within either the Primary Urban Service
District or the Secondary Urban Service District no longer provides for projected
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population growth for the fifteen year planning period, planning for expansion of
residential capacity shall commence. When the undeveloped acreage within either the
Primary Urban Service District or the Secondary Urban Service District provides for no
more than 10 years of projected population growth, the County is required to expand
capacity.
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Chapter 1 - Preamble
Section 1.7. - Supporting Data

The CGMP shall be based on analysis of the best available data on past trends, existing
characteristics and future projections of the County's population, housing, land use and
economic and natural resources. These data shall be maintained as public information
filed in the Growth Management Department. The data shall be updated as required by
state statute, and local ordinance.

Various elements of the CGMP—such as Future Land Use. Housing, and Capital
Improvements—are directly based on population data. The appropriate resident and
seasonal population figures are critical to the local government in assessing future
needs for housing units, the adequacy of housing supply, and the need for services and
facilities.

1.7.A. Population estimates. Assumptions used in the CGMP are based on Martin
County population estimates and projections. These in turn are based on the Office of
Economic and Demographic Research (EDR) and Bureau of Economic and Business
Research (BEBR) estimates and projections.

The following standards shall be used in calculating population projections through a
Population Technical Bulletin adopted annually by the County Commission:

(1) Methodology must be clear and available for public review. Any change in
methodology must be approved by the County Commission prior to the preparation of
the report.

(2) The base data for population estimates and projections comes from the U.S.
Decennial Census. In between decennial Census years, the Office of Economic and
Demographic Research (EDR) and Bureau of Economic and Business Research
(BEBR) provides annual updates to the estimates and projections. In the years in
between the decennial Census, the permanent population estimates and projections
provided by EDR and BEBR shall be used in the annual update to the Population
Technical Bulletin to project permanent and seasonal population for the unincorporated
portion of Martin County for the planning horizon of the Plan.

(3) Municipal permanent population shall be subtracted from total county permanent
population to arrive at the estimate for total permanent population for the unincorporated
area. Based on this calculation, the most recent 5-year average percent of total
permanent population in the unincorporated area shall be applied against the BEBR
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medium population projections for Martin County to determine future permanent
population for the unincorporated area. The Population Technical Bulletin shall show
what portion of the permanent population is housed in occupied housing units or
households.

(4) Peak population in occupied housing units or households and peak population for
level of service determination shall be calculated as outlined in Sections 1.7.D. and
1.7.E., CGMP. below.

(5) See_Chapter 2 for definitions of population terms used in the text of the Plan.

1.7.B. Housing unit demand projection. Projections of housing demand are based on
expected increases in permanent population for the unincorporated area and shall be
based on calculations described below:

(1) The demand for future housing units in the unincorporated area shall be based on
the percentage increase in permanent population projected by the Population Technical
Bulletin for occupied housing units or households plus the percent increase in vacant
housing units, as a percent of total housing units.

(2) Occupied housing units (HO) are classified by the Census , a housing unit is
occupied if a person or group of persons is living in it at the time of the Census interview
or if the occupants are only temporarily absent, as for example, on vacation. The
persons living in the unit must consider it their usual place of residence or have no usual
place of residence elsewhere. The number of occupied housing units (HO) is the same
as the number of households..

Vacant seasonal housing units (HS) are classified by the Census as those housing units
intended for occupancy only during certain seasons of the year. American Community
Survey Data shall be used as source data between Decennial Census years.

demand—baﬂ—shal#b%&sed—m%aleulaﬁng—s&mpl% HoteI/moteI unlts shaII not be used in

calculating residential housing demand.
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1.7.C. Residential capacity calculations. Residential capacity represents the capacity for
residential development within each of the urban service districts to meet the projected
population needs for the 15 year planning period. The calculation of residential capacity
within each of the urban service districts shall include:

(1) Vacant property that allows residential use according to the Future Land Use Map.
To account for land development requlations that restrict residential density, 75% of the
maximum allowable density shall be used in calculating the number of available units on
vacant non-agricultural upland acreage. For the purpose of this calculation, the
maximum allowable density for wetlands shall be zero. The maximum allowable density
for properties that are more than 50% inundated by wetlands shall be 75% of the
maximum density of a given future land use designation and shall apply only to the
upland portion of the property. The maximum allowable density for properties which
contain wetlands but are less than 50% inundated by wetlands shall be one-half of the
maximum density of a given future land use designation.

(2) Best management practices and forecasting models shall be employed to consider
location factors and infrastructure constraints that affect the development and timing of
vacant residential land.

(3) Potential for residential development in shall be based on actual approved residential
developments where development activity is actively underway (site development,
infrastructure and/or amenity construction, housing unit construction) and historical
trends.

1.7.D. Peak population in occupied housing units for the unincorporated area. The
number of residents living in occupied housing units or households, and the number of
occupants of Vacant seasonal housing units in Martin County equals peak population
(housing). It is calculated by adding permanent population (housing) and the seasonal
population (housing) to determine the total demand for occupied and vacant seasonal
housing units.

1.7.E. Peak and weighted average population for Level of Service determination (LOS).
Peak and weighted average population for LOS for library collections, corrections, solid
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waste, and bicycle and pedestrian pathways as outlined in_Chapter 14 shall be
calculated as follows:

(1) Permanent population for the unincorporated area including prisoners and group
homes, shall be derived from EDR or BEBR.

(2) Seasonal population (facility) for the unincorporated area shall include seasonal
population (housing) plus part-time inhabitants who use, or may be expected to use,
public facilities or services, but are not residents. This includes tourists, migrant farm
workers, and other short- term and long term visitors. Hotel motel population in the peak
five months of the year for the unincorporated area shall be determined by using hotel
occupancy data and hotel bed tax collections to estimate the average number of
vacationers.

(3) Permanent population plus seasonal population (facility) in the peak five months of
the year shall equal the peak population (facility) for the unincorporated area. This data
is then used to determine weighted average population for LOS determination.

(4) The weighted average population assumes that five months of the year are peak
population and the remaining seven are permanent. The permanent and peak
populations are weighed accordingly to produce the weighted average population
estimates. This is done by multiplying the appropriate permanent population by seven,
and the appropriate peak population by five, and dividing the total by twelve.

(5) Estimates and projections for the peak population and the weighted average
population shall be calculated for countywide population and for unincorporated area
population.

1.7.F. Every five years the staff shall analyze previous projections to determine the
accuracy of the methodology and improve on it for future projections.
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Disclaimer

"This Geographic Information System Map Product, received from Martin County
("COUNTY") in fullfillment of a public records request is provided "as is"

without warranty of any kind, and the COUNTY expressly disclaims all express
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WATER AND SEWER AVAILABILITY WORKSHEET
This worksheet is for use by local governments submitting comprehensive plan amendments to
determine the availability of potable water resources to serve proposes development.

General Information
Date: 03/30/2023

Contact name: JORDAN HAGGERTY Phone: 561-270-6983 E-Mai| :s0roan HacGERTY@KIMLEY-HORN.COM

Local government: UNINCORPORATED MARTIN COUNTY

Potable water supplier/source:_MARTIN COUNTY UTILITIES
Wastewater Collection: MARTIN COUNTY UTILITIES

Infrastructure Information
Water treatment plant permit number: 4431891 Permitting agency: FDEP

Permitted capacity of the water treatment plant(s): _ 20.55 million gallons a day (mgd)
Are distribution lines available to serve the property? Yes X No
If not, indicate how and when the lines will be provided:

Are reuse distribution lines available to serve the property? Yes No X
If not, indicate if, how and when the lines will be
provided: REUSE CONNECTION IS NOT PLANNED.

Wastewater treatment plant permit number: FL0043214 Permitting
agency:_FDEP

Permitted capacity of the wastewater treatment plants: 5.9 million gallons a day
(mgd)

Are collection lines available to serve the property? Yes Y No_

If not, indicate how and when the lines will be provided:

SFWMD Consumptive Use Permit (CUP) Information
CUP number: 43-0270-W AND 43-00090-W Expiration date: 11/30/2035 AND 07/09/2029

Total CUP duration (years): 20 YEARS EACH.
CUP allocation in last year of permit:

X

Current status of CUP: In compliance Not in compliance

Allocations to other local governments: _N/A

Reserved capacity: _ N/A

Consumptive Use Analysis Designate mgd Xor mgy
A. Current year CUP allocation: 1.205

B. Consumption in the previous calendar year:

C. Reserved capacity __ or growth projection 0

D. Projected consumption by proposed comprehensive plan amendment areas -25 MGD
250 GPD X 1,000 UNITS = 250,000 GPD OR .25 MGD
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E. Amount available for all other future uses (A-B-C-D-E): 955

If the amount in E is zero or a negative number, explain how potable water will be made
available for future uses:

WORKSHEET INSTRUCTIONS

General Information

Date: Enter worksheet completion date.

Contact name: Enter the contact information for the person who prepared the worksheet.
Local government: Enter your city of county

Potable water supplier and wastewater collection: If there are different suppliers for any
proposed amendment areas, use additional work sheets.

Infrastructure Information

Permitted capacity of the water and wastewater treatment plant: obtain from the utility.
Distribution lines: indicate if distribution lines are available to serve the property. If not
available, indicate who will fund the improvements and when the improvements will be
completed.

Reuse distribution lines: Indicates if reuse distribution lines are available to serve the
property.

If not available, indicate if they will be provided. If the lines are to be provided, indicate
who will fund the improvements and when the improvements will be completed.

SFWMD Consumptive Use Permit (CUP) Information

CUP information: Obtain from the utility.

Allocations to other local governments: If the supplier provides water to other local
Governments, enter the names of the other local governments and the supply allocation for
each.

Reserved capacity: Enter the amount of potable water capacity currently encumbered for
developments that are approved but not yet constructed. This could be the amount reserved
under your concurrency management system, but may include other encumbrances.

Consumptive Use Analysis

Designated mgd or mgy: Indicate which unit of measure is used. The figures may be cited
in units of either million gallons per year (mgy) or million gallons per day (mgd), but you
must be consistent throughout the worksheet.

A. Current-year CUP allocation: Provide the annual groundwater withdrawal allowed under
SFWMD-issued CUP for the current calendar year. If you receive water from another
local government, enter the allocation established by agreement or by the secondary user
CUP by SFWMD. It is important to consider the duration of the CUP and the CUP
allocation in the last year of permit. If your CUP allocation is less in the final-year than
in the current year, consider using the final year figure as a more conservation approach
for planning purposes.
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B. Consumption in the previous calendar year: This figure may be taken from the EN-50
forms (SFWMD), from FDEP monthly operating reports, or form other acceptable
documentation. Cite your source.

C. Reserved capacity or growth projection: Enter an amount based on your reserved
capacity or growth projection. Check which alternative you selected. Attach the
calculation for the alternative selected.

Reserved capacity: Enter the amount of potable water capacity currently encumbered for
developments that are approved but not yet constructed. This could be the amount
reserved under your concurrency management system, but may include other
encumbrances. If your supplier provides water to other local governments, add the
amount of the previous year’s allocation that was not used.

Growth projection: Enter the water use attributable to this year’s growth and cite your
data source(s). Sources for growth projections include the comprehensive land use plan,
the CUP, the most current SFWMD water supply assessment, or the utility’s water supply
plan. If your supplier provides water to other local governments, include the amount of
the previous year’s allocation that was not used.

D. Projected consumption: Attach a description of formulas, including figures and
assumptions, used to derive this figure. This worksheet may be used to analyze
individual amendments or multiple amendments. If using a single worksheet for multiple
amendments, include the projected consumption for all amendments. If using more than
one worksheet, provide a separate summary sheet with the cumulative total for all
worksheets. The project consumption should be based on new growth attributable to the
proposed amendment. If the proposes change is due to annexation, it is presumed to be
new growth unless there are data and analysis that identify the annexation as existing
development or as part of the growth projection entered on line C. If the annexation is
presumed to be new growth, the projected consumption should be calculated based on the
maximum development potential of the amendment area. If the proposed change is not
due to annexation is due to an annexation determined to be accounted for in the growth
projection, calculate the difference in projected consumption based on the difference
between the maximum development potential under the current designation and the
proposed designation.

E. Amount available for all other future uses: This line automatically calculates the amount
available for all other future uses by subtracting lines B, C and D from A.

If the amount in line E is zero or a negative number, explain how potable water will be
made available for future development. For example a reuse system may be coming on
line that will reduce per capita consumption of potable water.
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SOUTH FLORIDA WATER MANAGEMENT DISTRICT

WATER USE
LETTER MODIFICATION

APPLICATION NUMBER: 151223-14 PERMIT NUMBER: 43-02720-W
DATE ISSUED: December 29, 2015 EXPIRATION DATE: November 30, 2035
PERMITTEE: DAVID NEILL

P O BOX 2547

FORT PIERCE, FL 34954

PROJECT NAME: INDUSTRIAL WELLS

PROJECT LOCATION:  MARTIN COUNTY, S18/T39S/R41E
S13,14,23,24/T39S/R40E

District staff has reviewed the information submitted in support of the referenced
application for permit modification(s) and determined that the proposed activities are in
compliance with the previous permit and the appropriate provisions of Rule 40E-2.331
(4)(a), Florida Administrative Code. The permit modification(s) include the following:

Move the location of proposed well 5 approximately 1,300 feet north.

Please understand that your permit remains subject to the 22 Limiting Conditions and all
other terms of the permit authorization as previously issued.

Thomas Colios
Section Leader
Water Use Bureau

3301 Gun Club Road, West Palm Beach, Florida 33406. (561) 686-8800 www.sfwmd.gov
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SPECIAL PERMIT CONDITIONS

This permit is issued to:
DAVID NEILL

P O BOX 2547

FORT PIERCE, FL - 34954

This permit shall expire on November 30, 2035.

Use classification is:

Industrial Water Supply

Source classification is:

Groundwater from:
Surficial Aquifer System

Allocation:
Total annual allocation is 1.82 million gallons (MG). (4,986 GPD)
Total maximum monthly allocation is 0.15 million gallons (MG).

These allocations represent the amount of water required to meet the water
demands as a result of a rainfall deficit during a drought with the probability of
recurring one year in ten. The Permittee shall not exceed these allocations in
hydrologic conditions less than a 1-in-10 year drought event. Compliance with the

annual allocation is based on the quantity withdrawn over a 12-month time period.
Compliance with the maximum monthly allocation is based on the greatest quantity
withdrawn in any single month. The annual allocation expressed in GPD or MGD is
for informational purposes only.

If the rainfall deficit is more severe than that expected to recur once every ten
years, the withdrawals shall not exceed that amount necessary to continue to meet
the reasonable-beneficial demands under such conditions, provided no harm to the
water resources occur and:

1. All other conditions of the permit are met; and

2. The withdrawal is otherwise consistent with applicable declared Water Shortage
Orders in effect pursuant to Chapter 40E-21, F.A.C.

Application Number: 151223-14 Page 2 of 8



10.

11.

Withdrawal facilities:
Groundwater - Proposed:

5-2" X 100' X 50 GPM Wells Cased To 80 Feet

The Permittee shall submit all data as required by the implementation schedule for
each of the permit conditions to: SFWMD at www.sfwmd.gov/ePermitting, or
Regulatory Support, MSC 9611, P.O. Box 24680, West Palm Beach, FL 33416-
4680.

The Permittee must submit the appropriate application form incorporated by
reference in Rule 40E-2.101, F.A.C., to the District prior to the permit expiration
date in order to continue the use of water.

The Permittee shall secure a well construction permit prior to construction, repair, or
abandonment of all wells, as described in Chapter 40E-3, F.A.C.

If at any time there is an indication that the well casing, valves, or controls leak or
have become inoperative, repairs or replacement shall be made to restore the
system to an operating condition. Failure to make such repairs shall be cause for
filling and abandoning the well, in accordance with procedures outlined in Chapter
40E-3, F.A.C.

The Permittee shall submit to the District an updated "Summary of Groundwater
(Well) Facilities" table ("Section IV - Sources of Water", Water Use Permit
Application Form 1379) within 90 days of completion of the proposed wells
identifying the actual total and cased depths, pump manufacturer and model
numbers, pump types, intake depths and type of meters.
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STANDARD PERMIT CONDITIONS

1. All water uses authorized by this permit shall be implemented as conditioned by this
permit, including any documents incorporated by reference in a permit condition. The
District may revoke this permit, in whole or in part, or take enforcement action,
pursuant to Section 373.136 or 373.243, F.S., unless a permit modification has been
obtained to address the noncompliance.

The Permittee shall immediately notify the District in writing of any previously submitted
material information that is later discovered to be inaccurate.

2. The Permittee is advised that this permit does not relieve any person from the
requirement to obtain all necessary federal, state, local and special district
authorizations.

3. The Permittee shall notify the District in writing within 30 days of any sale, transfer, or
conveyance of ownership or any other loss of permitted legal control of the Project
and/or related facilities from which the permitted consumptive use is made. Where
Permittee's control of the land subject to the permit was demonstrated through a lease,
the Permittee must either submit a new or modified lease showing that it continues to
have legal control or documentation showing a transfer in control of the permitted
system/project to the new landowner or new lessee. All transfers of ownership are
subject to the requirements of Rule 40E-1.6107, F.A.C. Alternatively, the Permittee
may surrender the consumptive use permit to the District, thereby relinquishing the
right to conduct any activities under the permit.

4. Nothing in this permit should be construed to limit the authority of the District to declare
a water shortage and issue orders pursuant to Chapter 373, F.S. In the event of a
declared water shortage, the Permittee must adhere to the water shortage restrictions,
as specified by the District. The Permittee is advised that during a water shortage,
reports shall be submitted as required by District rule or order. The Permittee is
advised that during a water shortage, pumpage, water levels, and water quality data
shall be collected and submitted as required by District orders issued pursuant to
Chapter 40E-21, F.A.C.

5. This permit does not convey to the Permittee any property rights or privileges other
than those specified herein, nor relieve the permittee from complying with any
applicable local government, state, or federal law, rule, or ordinance.

6. With advance notice to the Permittee, District staff with proper identification shall have
permission to enter, inspect, observe, collect samples, and take measurements of
permitted facilities to determine compliance with the permit conditions and permitted
plans and specifications. The Permittee shall either accompany District staff onto the

Application Number: 151223-14 Page 4 of 8



10.

property or make provision for access onto the property.

A. The Permittee may seek modification of any term of an unexpired permit. The
Permittee is advised that Section 373.239, F.S., and Rule 40E-2.331, F.A.C., are
applicable to permit modifications.

B. The Permittee shall notify the District in writing 30 days prior to any changes to the
project that could potentially alter the reasonable demand reflected in the permitted
allocation. Such changes include, but are not limited to, change in irrigated acreage,
crop type, irrigation system, large users agreements, or water treatment method.
Permittee will be required to apply for a modification of the permit for any changes in
permitted allocation.

If any condition of the permit is violated, the permit shall be subject to review and
modification, enforcement action, or revocation pursuant to Chapter 373, F.S.

The Permittee shall mitigate interference with existing legal uses that was caused in
whole or in part by the Permittee's withdrawals, consistent with the approved mitigation
plan. As necessary to offset the interference, mitigation will include pumpage reduction,
replacement of the impacted individual's equipment, relocation of wells, change in
withdrawal source, or other means.

Interference to an existing legal use is defined as an impact that occurs under
hydrologic conditions equal to or less severe than a 1-in-10 year drought event that
results in the:

A. Inability to withdraw water consistent with provisions of the permit, such as when
remedial structural or operational actions not materially authorized by existing permits
must be taken to address the interference; or

B. Change in the quality of water pursuant to primary State Drinking Water Standards
to the extent that the water can no longer be used for its authorized purpose, or such
change is imminent.

The Permittee shall mitigate harm to the natural resources caused by the Permittee's
withdrawals, as determined through reference to the conditions for permit issuance.

When harm occurs, or is imminent, the District will require the Permittee to modify
withdrawal rates or mitigate the harm. Harm, as determined through reference to the
conditions for permit issuance includes:

A. Reduction in ground or surface water levels that results in harmful lateral movement
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11.

of the fresh water/salt water interface,
B. Reduction in water levels that harm the hydroperiod of wetlands,

C. Significant reduction in water levels or hydroperiod in a naturally occurring water
body such as a lake or pond,

D. Harmful movement of contaminants in violation of state water quality standards, or

E. Harm to the natural system including damage to habitat for rare or endangered
species.

The Permittee shall mitigate harm to existing off-site land uses caused by the

Permittee's withdrawals, as determined through reference to the conditions for permit
issuance. When harm occurs, or is imminent, the District will require the Permittee to
modify withdrawal rates or mitigate the harm. Harm as determined through reference to
the conditions for permit issuance, includes:

A. Significant reduction in water levels on the property to the extent that the designed
function of the water body and related surface water management improvements are
damaged, not including aesthetic values. The designed function of a water body is
identified in the original permit or other governmental authorization issued for the
construction of the water body. In cases where a permit was not required, the designed
function shall be determined based on the purpose for the original construction of the
water body (e.qg. fill for construction, mining, drainage canal, etc.)

B. Damage to agriculture, including damage resulting from reduction in soil moisture
resulting from consumptive use; or,

C. Land collapse or subsidence caused by reduction in water levels associated with
consumptive use.
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c: Div of Recreation and Park - District 5
Martin County Board of County Commissioners
Martin County Health Dept
South Martin Regional Utility

Application Number: 151223-14 Page 7 of



ADDRESSES

Div of Recreation and Park - District 5 - Ernest Cowan, FDEP
Attn: - Ernest Cowan, FDEP

13798 SE Federal Highway

Hobe Sound FL 33455

ernest.cowan@dep.state.fl.us

Martin County Board of County Commissioners
Attn:
PO Box 9000

Stuart FL 34995-9000
nvanvonno@martin.fl.us

Martin County Health Dept

Attn: Well Construction
3441 SE Willoughby Blvd

Stuart FL 34994
todd_reinhold@doh.state.fl.us

South Martin Regional Utility
Attn: Mario Loaiza, P.E.

PO Box 395

Hobe Sound FL 33475
mloaiza@tji.martin.fl.us

Application Number: 151223-14 Page 8 of



NOTICE OF RIGHTS

As required by Sections 120.569 and 120.60(3), Fla. Stat., the following is notice of the opportunities which
may be available for administrative hearing or judicial review when the substantial interests of a party are
determined by an agency. Please note that this Notice of Rights is not intended to provide legal advice. Not
all of the legal proceedings detailed below may be an applicable or appropriate remedy. You may wish to
consult an attorney regarding your legal rights.

RIGHT TO REQUEST ADMINISTRATIVE HEARING

A person whose substantial interests are or may be affected by the South Florida Water Management District's
(SFWMD or District) action has the right to request an administrative hearing on that action pursuant to
Sections 120.569 and 120.57, Fla. Stat. Persons seeking a hearing on a SFWMD decision which affects or
may affect their substantial interests shall file a petition for hearing with the Office of the District Clerk of the
SFWMD, in accordance with the filing instructions set forth herein, within 21 days of receipt of written notice of
the decision, unless one of the following shorter time periods apply: (1) within 14 days of the notice of
consolidated intent to grant or deny concurrently reviewed applications for environmental resource permits and
use of sovereign submerged lands pursuant to Section 373.427, Fla. Stat.; or (2) within 14 days of service of
an Administrative Order pursuant to Section 373.119(1), Fla. Stat. "Receipt of written notice of agency
decision” means receipt of written notice through mail, electronic mail, or posting that the SFWMD has or
intends to take final agency action, or publication of notice that the SFWMD has or intends to take final agency
action. Any person who receives written notice of a SFWMD decision and fails to file a written request for
hearing within the timeframe described above waives the right to request a hearing on that decision.

If the District takes final agency action which materially differs from the noticed intended agency decision,
persons who may be substantially affected shall, unless otherwise provided by law, have an additional Rule
28-106.111, Fla. Admin. Code, point of entry.

Any person to whom an emergency order is directed pursuant to Section 373.119(2), Fla. Stat., shall comply
therewith immediately, but on petition to the board shall be afforded a hearing as soon as possible.

A person may file a request for an extension of time for filing a petition. The SFWMD may, for good cause,
grant the request. Requests for extension of time must be filed with the SFWMD prior to the deadline for filing
a petition for hearing. Such requests for extension shall contain a certificate that the moving party has
consulted with all other parties concerning the extension and that the SFWMD and any other parties agree to
or oppose the extension. A timely request for an extension of time shall toll the running of the time period for
filing a petition until the request is acted upon.

FILING INSTRUCTIONS

A petition for administrative hearing must be filed with the Office of the District Clerk of the SFWMD. Filings
with the Office of the District Clerk may be made by mail, hand-delivery, or e-mail. Filings by facsimile will not
be accepted. A petition for administrative hearing or other document is deemed filed upon receipt during
normal business hours by the Office of the District Clerk at SFWMD headquarters in West Palm Beach,
Florida. The District's normal business hours are 8:00 a.m. — 5:00 p.m., excluding weekends and District
holidays. Any document received by the Office of the District Clerk after 5:00 p.m. shall be deemed filed as of
8:00 a.m. on the next regular business day. Additional filing instructions are as follows:

e Filings by mail must be addressed to the Office of the District Clerk, P.O. Box 24680, West Palm
Beach, Florida 33416.
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e Filings by hand-delivery must be delivered to the Office of the District Clerk. Delivery of a petition to
the SFWMD's security desk does not constitute filing. It will be necessary to request that the
SFWMD's security officer contact the Office of the District Clerk. An employee of the SFWMD's
Clerk's office will receive and file the petition.

e Filings by e-mail must be transmitted to the Office of the District Clerk at clerk@sfwmd.gov. The filing
date for a document transmitted by electronic mail shall be the date the Office of the District Clerk
receives the complete document. A party who files a document by e-mail shall (1) represent that the
original physically signed document will be retained by that party for the duration of the proceeding
and of any subsequent appeal or subsequent proceeding in that cause and that the party shall
produce it upon the request of other parties; and (2) be responsible for any delay, disruption, or
interruption of the electronic signals and accepts the full risk that the document may not be properly
filed.

INITIATION OF AN ADMINISTRATIVE HEARING

Pursuant to Sections 120.54(5)(b)4. and 120.569(2)(c), Fla. Stat., and Rules 28-106.201 and 28-106.301, Fla.
Admin. Code, initiation of an administrative hearing shall be made by written petition to the SFWMD in legible
form and on 8 1/2 by 11 inch white paper. All petitions shall contain:

1. Identification of the action being contested, including the permit number, application number, SFWMD
file number or any other SFWMD identification number, if known.

2. The name, address, any email address, any facsimile number, and telephone number of the petitioner
and petitioner’s representative, if any.

3. An explanation of how the petitioner's substantial interests will be affected by the agency

determination.

A statement of when and how the petitioner received notice of the SFWMD’s decision.

A statement of all disputed issues of material fact. If there are none, the petition must so indicate.

A concise statement of the ultimate facts alleged, including the specific facts the petitioner contends

warrant reversal or modification of the SFWMD’s proposed action.

7. A statement of the specific rules or statutes the petitioner contends require reversal or modification of
the SFWMD's proposed action.

8. If disputed issues of material fact exist, the statement must also include an explanation of how the
alleged facts relate to the specific rules or statutes.

9. A statement of the relief sought by the petitioner, stating precisely the action the petitioner wishes the
SFWMD to take with respect to the SFWMD's proposed action.

SRS o

MEDIATION

The procedures for pursuing mediation are set forth in Section 120.573, Fla. Stat., and Rules 28-106.111 and
28-106.401-.405, Fla. Admin. Code. The SFWMD is not proposing mediation for this agency action under
Section 120.573, Fla. Stat., at this time.

RIGHT TO SEEK JUDICIAL REVIEW

Pursuant to Section 120.68, Fla. Stat., and in accordance with Florida Rule of Appellate Procedure 9.110, a party
who is adversely affected by final SFWMD action may seek judicial review of the SFWMD's final decision by filing
a notice of appeal with the Office of the District Clerk of the SFWMD in accordance with the filing instructions set
forth herein within 30 days of rendition of the order to be reviewed, and by filing a copy of the notice with the clerk
of the appropriate district court of appeal.
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[Permitted Location 5]
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TABLE - A
Description Of Wells.

Application Number: 151223-14
Well ID 272585 272586 272587 272588 272589 272887
Name Well-1 Well-2 Well-3 Well-4 Well-5 5 - New Location
Map Designator 1 2 3 4 5 Proposed Well 5
FLUWID Number
Well Field
Existing/Proposed P P P P A P
Well Diameter(Inches) 2 2 2 2 2 2
Total Depth(feet) 100 100 100 100 100 100
Cased Depth(feet) 8]0 80 80 a0 80 80
Facility Elev. (ft. NGVD)
Screened Interval
From
To
Pumped Or Flowing P P P P P P
Pump Type Centrifugal Centrifugal Centrifugal Centrifugal Centrifugal Centrifugal
Pump Int. Elev.
Feet (NGVD)
Feet (BLS)
Pump Capacity(GPM) 50 50 50 50 50 50
Year Drilled
Planar Location
Source APPLICANT APPLICANT APPLICANT APPLICANT APPLICANT
Feet East 888037 886595 884494 883399 884499 884328
Feet North 998020 998045 997966 997994 999267 1000513
Accounting Method None None None None None None
Use Status Primary Primary Primary Primary Proposed But Never  Primary
Constructed
Water Use Type Industrial Industrial Industrial Industrial Industrial Industrial

Aquifer

Surficial Aquifer
System

Surficial Aquifer
System

Surficial Aquifer
System

Surficial Aquifer
System

Surficial Aquifer
System

Surficial Aquifer
System



SOUTH FLORIDA WATER MANAGEMENT DISTRICT

WATER USE
LETTER MODIFICATION

APPLICATION NUMBER: 220217-7 PERMIT NUMBER: 43-00090-W
DATE ISSUED: March 7, 2022 EXPIRATION DATE: July 9, 2029
PERMITTEE: KLWATERSIDELLC

701 S. OLIVE AVENUE, SUITE 104
WEST PALM BEACH, FL 33401

PROJECT NAME: K L WATERSIDE

PROJECT LOCATION:  MARTIN COUNTY, S13/T39S/R40E
S18/T39S/R41E

District staff has reviewed the information submitted in support of the referenced
application for permit modification(s) and determined that the proposed activities are in
compliance with the previous permit and the appropriate provisions of Rule 40E-2.331
(4)(a), Florida Administrative Code. The permit modification(s) include the following

1) A reduction in total Project acreage from 400 to 325 acres;
2) A reduction of irrigated acres from 400 to 298.93;

3) A decrease in monthly and annual allocations from 76.02 million gallons (MG) to
67.04 MG, and 455 MG to 436.80 MG, respectively. Additionally, the
updated allocation includes a decrease in freeze protection allocation from 17.9
MG to 17.63 MG; and

4) The crop planting schedule was updated to reflect updated planting from 2
plantings per year to 3 plantings per year.

Within six months of permit issuance, the Permittee shall plug and abandon the
following wells in accordance with Chapter 40E-3, F.A.C.: Well M-740 (MF-10) (well id:
229754)

Limiting Conditions and Limiting Condition Requirements were updated to remove
reporting and calibration requirements for Well M-740 (MF-10).

Please understand that your permit remains subject to the 21 Limiting Conditions and all
other terms of the permit authorization as previously issued.

Ut T Vo

Alberto J. Naya, P.G.
Section Leader
Water Use Bureau

3301 Gun Club Road, West Palm Beach, Florida 33406. (561) 686-8800 www.sfwmd.gov
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LIMITING CONDITIONS

This permit shall expire on July 9, 2029.
Application for a permit modification may be made at any time.

Water use classification:

Agricultural Irrigation

Source classification is:

Groundwater from:
Upper Floridan Aquifer

Surface Water from:
SFWMD Canal (C-44)

Total annual allocation is 436.80 million gallons (MG). (1.20 MGD)
Total maximum monthly allocation is 67.04 million gallons (MG).

These allocations represent the amount of water required to meet the water demands
as a result of rainfall deficit during a drought with the probability of recurring one year in
ten. The Permittee shall not exceed these allocations in hydrologic conditions less than
a 1in 10 year drought event. If the rainfall deficit is more severe than that expected to
recur once every ten years, the withdrawals shall not exceed that amount necessary to
continue to meet the reasonable-beneficial demands under such conditions, provided

no harm to the water resources occur and:

(A) All other conditions of the permit are met; and

(B) The withdrawal is otherwise consistent with applicable declared Water Shortage
Orders in effect pursuant to Chapter 40E-21, F.A.C.

Pursuant to Rule 40E-1.6105, F.A.C., Notification of Transfer of Interest in Real

Property, within 30 days of any transfer of interest or control of the real property at
which any permitted facility, system, consumptive use, or activity is located, the
permittee must notify the District, in writing, of the transfer giving the name and address
of the new owner or person in control and providing a copy of the instrument
effectuating the transfer, as set forth in Rule 40E-1.6107, F.A.C.
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Pursuant to Rule 40E-1.6107 (4), until transfer is approved by the District, the
permittee shall be liable for compliance with the permit. The permittee transferring the
permit shall remain liable for all actions that are required as well as all violations of the
permit which occurred prior to the transfer of the permit.

Failure to comply with this or any other condition of this permit constitutes a violation
and pursuant to Rule 40E-1.609, Suspension, Revocation and Modification of Permits,
the District may suspend or revoke the permit.

This Permit is issued to:

KL WATERSIDE LLC
701 S. OLIVE AVENUE, SUITE 104
WEST PALM BEACH, FL 33401

Withdrawal facilities:
Groundwater - Existing:

1-4"X 890" X 200 GPM Well Cased To 500 Feet
1-4" X 200 GPM Well With Unknown Total And Cased Depth

Surface Water - Existing:

1-18"x40 HP X 10000 GPM Axial Flow Pump
1-10"x 125 HP X 1840 GPM Centrifugal Pump

Permittee shall mitigate interference with existing legal uses that was caused in whole
or in part by the permittee's withdrawals, consistent with the approved mitigation plan.
As necessary to offset the interference, mitigation will include pumpage reduction,
replacement of the impacted individual's equipment, relocation of wells, change in
withdrawal source, or other means.

Interference to an existing legal use is defined as an impact that occurs under
hydrologic conditions equal to or less severe than a 1 in 10 year drought event that
results in the:

(A) Inability to withdraw water consistent with provisions of the permit, such as when

remedial structural or operational actions not materially authorized by existing permits
must be taken to address the interference; or
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10.

(B) Change in the quality of water pursuant to primary State Drinking Water Standards
to the extent that the water can no longer be used for its authorized purpose, or such
change is imminent.

Permittee shall mitigate harm to existing off-site land uses caused by the permittee's
withdrawals, as determined through reference to the conditions for permit issuance.
When harm occurs, or is imminent, the District will require the permittee to modify
withdrawal rates or mitigate the harm. Harm caused by withdrawals, as determined
through reference to the conditions for permit issuance, includes:

(A) Significant reduction in water levels on the property to the extent that the designed
function of the water body and related surface water management improvements are
damaged, not including aesthetic values. The designed function of a water body is
identified in the original permit or other governmental authorization issued for the
construction of the water body. In cases where a permit was not required, the
designed function shall be determined based on the purpose for the original
construction of the water body (e.qg. fill for construction, mining, drainage canal, etc.)

(B) Damage to agriculture, including damage resulting from reduction in soil moisture
resulting from consumptive use; or

(C) Land collapse or subsidence caused by reduction in water levels associated with
consumptive use.

Permittee shall mitigate harm to the natural resources caused by the permittee's
withdrawals, as determined through reference to the conditions for permit issuance.
When harm occurs, or is imminent, the District will require the permittee to modify
withdrawal rates or mitigate the harm. Harm, as determined through reference to the
conditions for permit issuance includes:

(A) Reduction in ground or surface water levels that results in harmful lateral movement
of the fresh water/salt water interface,

(B) Reduction in water levels that harm the hydroperiod of wetlands,

(C) Significant reduction in water levels or hydroperiod in a naturally occurring water
body such as a lake or pond,

(D) Harmful movement of contaminants in violation of state water quality standards, or
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12.

13.

14.

15.

16.

17.

18.

(E) Harm to the natural system including damage to habitat for rare or endangered
species.

If any condition of the permit is violated, the permit shall be subject to review and
possible modification, enforcement action, or revocation.

Authorized representatives of the District, with advance notice to the permittee, shall be
permitted to enter, inspect, and observe the permitted system to determine compliance
with permit conditions.

The Permittee is advised that this permit does not relieve any person from the
requirement to obtain all necessary federal, state, local and special district
authorizations.

The permit does not convey any property right to the Permittee, nor any rights and
privileges other than those specified in the Permit and Chapter 40E-2, Florida
Administrative Code.

Permittee shall submit all data as required by the implementation schedule for each of
the limiting conditions to: SFWMD at www.sfwmd.gov/ePermitting, or Regulatory
Support, 3301 Gun Club Road, West Palm Beach, FL 33406.

In the event of a declared water shortage, water withdrawal reductions will be ordered
by the District in accordance with the Water Shortage Plan, Chapter 40E-21, F.A.C.
The Permittee is advised that during a water shortage, pumpage reports shall be
submitted as required by Chapter 40E-21, F.A.C.

Prior to the use of any proposed water withdrawal facility authorized under this permit,
unless otherwise specified, the Permittee shall equip each facility with a District-
approved operating water use accounting system and submit a report of calibration to
the District, pursuant to Section 4.1, Basis of Review for Water Use Permit
Applications.

In addition, the Permittee shall submit a report of recalibration for the water use
accounting system for each water withdrawal facility (existing and proposed) authorized
under this permit every five years from each previous calibration, continuing at five-
year increments.

Monthly withdrawals for each withdrawal facility shall be submitted to the District

Application Number: 220217-7 Page 5 of 6



19.

20.

21.

guarterly. The water accounting method and means of calibration shall be stated on
each report.

Permittee shall submit to the District a well survey that shall include the following: well
cased depth, well total depth, and chloride ion concentration of the water in wells not
having this information that are listed in the Well Description Table (Table A). This
survey shall be submitted within six months of permit issuance.

If at any time there is an indication that the well casing, valves, or controls leak or have
become inoperative, repairs or replacement shall be made to restore the system to an
operating condition. Failure to make such repairs shall be cause for filling and
abandoning the well, in accordance with procedures outlined in Chapter 40E-3, Florida
Administrative Code.

Every ten years from the date of permit issuance the permittee shall submit a water use
compliance report for review and approval by District Staff, which addresses the
following:

(A) The results of an on-site irrigation efficiency evaluation that estimates the efficient

use of water on the project site, based on the method of irrigation that was permitted.

Based on the evaluation, the permittee shall identify and implement specific actions to
achieve the efficient use of water for the duration of the permit. In the event that based
on the onsite irrigation efficiency evaluation an additional water allocation may be
necessary, the permittee shall apply for a modification of the permit if the permittee
intends to utilize an additional allocation, or modify its operation to comply with the
existing conditions of the permit.

(B) A comparison of the permitted allocation and the allocation that would apply to the
project based on current District allocation rules. In the event the permit allocation is
greater than the allocation provided for under District rule, the permittee shall apply for
a letter modification to reduce the allocation consistent with District rules. In the event
that the permit allocation is less than allowable under District rule, the permittee shall
apply for a modification of the permit to increase the allocation if the permittee intends
to utilize an additional allocation, or modify its operation to comply with the existing
conditions of the permit.

Application Number: 220217-7 Page 6 of 6



NOTICE OF RIGHTS

As required by Chapter 120, Florida Statutes, the following provides notice of the opportunities which may be
available for administrative hearing pursuant to Sections 120.569 and 120.57, Florida Statutes, or judicial
review pursuant to Section 120.68, Florida Statutes, when the substantial interests of a party are determined
by an agency. Please note that this Notice of Rights is not intended to provide legal advice. Some of the legal
proceedings detailed below may not be applicable or appropriate for your situation. You may wish to consult
an attorney regarding your legal rights.

RIGHT TO REQUEST ADMINISTRATIVE HEARING

A person whose substantial interests are or may be affected by the South Florida Water Management District's
(District) action has the right to request an administrative hearing on that action pursuant to Sections 120.569
and 120.57, Florida Statutes. Persons seeking a hearing on a District decision which affects or may affect
their substantial interests shall file a petition for hearing in accordance with the filing instructions set forth
herein within 21 days of receipt of written notice of the decision unless one of the following shorter time periods
apply: (1) within 14 days of the notice of consolidated intent to grant or deny concurrently reviewed
applications for environmental resource permits and use of sovereign submerged lands pursuant to Section
373.427, Florida Statutes; or (2) within 14 days of service of an Administrative Order pursuant to Section
373.119(1), Florida Statutes. "Receipt of written notice of agency decision" means receipt of written notice
through mail, electronic mail, posting, or publication that the District has taken or intends to take final agency
action. Any person who receives written notice of a District decision and fails to file a written request for
hearing within the timeframe described above waives the right to request a hearing on that decision.

If the District takes final agency action that materially differs from the noticed intended agency decision,
persons who may be substantially affected shall, unless otherwise provided by law, have an additional point of
entry pursuant to Rule 28-106.111, Florida Administrative Code.

Any person to whom an emergency order is directed pursuant to Section 373.119(2), Florida Statutes, shall
comply therewith immediately, but on petition to the board shall be afforded a hearing as soon as possible.

A person may file a request for an extension of time for filing a petition. The District may grant the request for
good cause. Requests for extension of time must be filed with the District prior to the deadline for filing a
petition for hearing. Such requests for extension shall contain a certificate that the moving party has consulted
with all other parties concerning the extension and whether the District and any other parties agree to or
oppose the extension. A timely request for an extension of time shall toll the running of the time period for
filing a petition until the request is acted upon.

FILING INSTRUCTIONS

A petition for administrative hearing must be filed with the Office of the District Clerk. Filings with the Office of
the District Clerk may be made by mail, hand-delivery, or e-mail. Filings by facsimile will not be accepted. A
petition for administrative hearing or other document is deemed filed upon receipt during normal business
hours by the Office of the District Clerk at the District's headquarters in West Palm Beach, Florida. The
District's normal business hours are 8:00 a.m. — 5:00 p.m., excluding weekends and District holidays. Any
document received by the Office of the District Clerk after 5:00 p.m. shall be deemed filed as of 8:00 a.m. on
the next regular business day. Additional filing instructions are as follows:

e Filings by mail must be addressed to the Office of the District Clerk, 3301 Gun Club Road, West Palm
Beach, Florida 33406.

Rev. 1/16/20 1



e Filings by hand-delivery must be delivered to the Office of the District Clerk. Delivery of a petition to
the District's security desk does not constitute filing. It will be necessary to request that the District's
security officer contact the Office of the District Clerk. An employee of the District's Clerk's office will
receive and process the petition.

e Filings by e-mail must be transmitted to the Office of the District Clerk at clerk@sfwmd.gov. The filing
date for a document transmitted by electronic mail shall be the date the Office of the District Clerk
receives the complete document.

INITIATION OF AN ADMINISTRATIVE HEARING

Pursuant to Sections 120.54(5)(b)4. and 120.569(2)(c), Florida Statutes, and Rules 28-106.201 and 28-
106.301, Florida Administrative Code, initiation of an administrative hearing shall be made by written petition to
the District in legible form and on 8 1/2 by 11 inch white paper. All petitions shall contain:

1. Identification of the action being contested, including the permit number, application number, District
file number or any other District identification number, if known.

2. The name, address, any email address, any facsimile number, and telephone number of the
petitioner, petitioner’s attorney or qualified representative, if any.

3. An explanation of how the petitioner's substantial interests will be affected by the agency
determination.

4. A statement of when and how the petitioner received notice of the District’s decision.

5. A statement of all disputed issues of material fact. If there are none, the petition must so indicate.

6. A concise statement of the ultimate facts alleged, including the specific facts the petitioner contends
warrant reversal or modification of the District’s proposed action.

7. A statement of the specific rules or statutes the petitioner contends require reversal or modification of
the District's proposed action.

8. |If disputed issues of material fact exist, the statement must also include an explanation of how the
alleged facts relate to the specific rules or statutes.

9. A statement of the relief sought by the petitioner, stating precisely the action the petitioner wishes the
District to take with respect to the District’s proposed action.

MEDIATION

The procedures for pursuing mediation are set forth in Section 120.573, Florida Statutes, and Rules 28-
106.111 and 28-106.401-.405, Florida Administrative Code. The District is not proposing mediation for this
agency action under Section 120.573, Florida Statutes, at this time.

RIGHT TO SEEK JUDICIAL REVIEW

Pursuant to Section 120.68, Florida Statutes, and in accordance with Florida Rule of Appellate Procedure 9.110, a
party who is adversely affected by final District action may seek judicial review of the District's final decision by
filing a notice of appeal with the Office of the District Clerk in accordance with the filing instructions set forth herein
within 30 days of rendition of the order to be reviewed, and by filing a copy of the notice with the appropriate district
court of appeals via the Florida Courts E-Filing Portal.

Rev. 1/16/20 2
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TABLE - A
Description Of Wells.

Application Number: 220217-7
Well ID 229595 229754 230171
Name 4 5 6
Map Designator Well 4 M-740 (MF-10) M-741
FLUWID Number
Well Field
Existing/Proposed E E E
Well Diameter(Inches) 4 4 4
Total Depth(feet) 993 890
Cased Depth(feet) 474 500
Facility Elev. (ft. NGVD)
Screened Interval

From

To
Pumped Or Flowing F F F
Pump Type None None None
Pump Int. Elev.

Feet (NGVD)

Feet (BLS)
Pump Capacity(GPM) 200 0 200
Year Drilled
Planar Location

Source

Feet East 885325 888070 883583

Feet North 997170 996650 998480
Accounting Method None None None
Use Status Standby To be Plugged and Standby

Water Use Type

Aquifer

Freeze Protection

Abandoned

Freeze Protection

Freeze Protection

Upper Floridan Aquifer Upper Floridan Aquifer Upper Floridan Aquifer
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TABLE -B
Description Of Surface Water Pumps

Application Number:  220217-7

Pump ID 113001 113002

Name P1-main P2-drip

Map Designator Pump 1 Pump 2

Facility Group

Existing/Proposed E E

Pump Type Axial Flow Centrifugal

Diameter(Inches) 18 10

Pump Capacity(GPM) 10,000 1,840

Pump Horse Power 40 125

Two Way Pump ? N N

Elevation (ft. NGVD) 12 12

Planar Location

Source DIGITIZED DIGITIZED

Feet East 883178 883127

Feet North 1001116 1001089

Accounting Method Time Clock Flow Meter

Use Status Primary Primary

Water Use Type Irrigation Irrigation

Surface Water Body SFWMD Canal SFWMD Canal
(C-44) (C-44)



Page 1
Calculations Of Irrigation Reqguirements

APPLICATION NUMBER: 220217-7

RAINFALL STATION: Stuart CROP: Small Vegetables
IRRIGATION SYSTEM: Low-Volume/Canal Seepage Loss SOIL TYPE: 0.8
PARCEL ACREAGE: 298.93 PARCEL NAME:
LAND USE: Agricultural IRR. MULTIPLIER: 2

JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC TOTAL
MEAN RAINFALL 240 2.72 357 276 495 6.58 6.53 571 8.05 6.69 2.83 256 55.35
EVAPOTRANSPIRATION 187 295 416 3.42 354 6.19 6.94 473 354 484 386 2.33 48.37
AVG. EFFECTIVE RAIN 1.09 130 176 135 226 3.35 3.47 273 343 315 141 119 26.49
DROUGHT RAINFALL 0.89 1.05 143 1.09 183 271 281 221 278 255 1.15 0.96 2146
AVERAGE IRRIGATION 0.78 1.65 240 2.07 1.28 2.84 347 200 0.11 169 245 1.14 21.88
DROUGHT IRRIGATION 098 190 2.73 233 1.71 3.48 413 252 076 229 271 137 2691
ANNUAL SUPPLEMENTAL CROP REQUIREMENT: 26.91 INCHES

ANNUAL SUPPLEMENTAL CROP WATER USE:
26.91 IN X 298.93 ACX 2 X 0.02715 MG/AC-IN = 436.80MG

MAXIMUM MONTHLY SUPPLEMENTAL CROP REQUIREMENT: 4.13 INCHES
MAXIMUM MONTHLY SUPPLEMENTAL CROP WATER USE:

413 IN X 29893 ACX 2 X 0.02715 MG/AC-IN = 67.04 MG
TOTAL ANNUAL DEMAND: 436.80 MG
TOTAL MAXIMUM MONTHLY DEMAND: 67.04 MG

Page 1 of 1 Exhibit No: 4



App No:

220217-7

Requirement by Permit Condition Report

Permit No: 43-00090-W
Project Name: K L WATERSIDE

Permit Condition No:

Facility Name
PUMP - P1-main

PUMP - P2-drip
WELL - 4
WELL - 6

Permit Condition No:

Facility Name
PUMP - P1-main

PUMP - P2-drip

WELL -4
WELL - 6

Permit Condition No:

Facility Name
PERMIT

17

18

21

Permit Condition Code:
Col Freq
Every Five Years

WUSTDO021-8
Requirement Name Sub Freq
Calibration report for Pump 1-
main

Calibration report for Pump 2-drip
Calibration report for Well 4

Calibration report for Well 6

Every Five Years
Every Five Years
Every Five Years

Permit Condition Code: WUSTD022-1
Requirement Name Col Freq Sub Freq
Monthly withdrawal for PUMP P1-  Monthly Quarterly
main
Monthly withdrawal for PUMP P2-  Monthly Quarterly
dri
Mopnthly withdrawal for Well 4 Monthly Quarterly
Monthly withdrawal for Well 6 Monthly Quatrterly
Permit Condition Code: WUIRR006-2
Requirement Name Col Freq Sub Freq

Ten-Year Compliance Report for
PERMIT

Every Ten Years

Page 1 of 1

Every Five Years

Every Five Years
Every Five Years
Every Five Years

Every Ten Years

Due Date
30-NOV-2026

30-NOV-2026
31-AUG-2022
31-AUG-2022

Due Date
31-JUL-2022

31-JUL-2022

31-JUL-2022
31-JUL-2022

Due Date
30-JUN-2029

Exhibit No: 5



STAFF REPORT DISTRIBUTION LIST

K L WATERSIDE
Application No: 220217-7
Permit No: 43-00090-W

INTERNAL DISTRIBUTION

EXTERNAL DISTRIBUTION

X Alberto Naya, P.G.
X Courtney Priddy X Permittee - KL Waterside LL C
X Agent - Osborn Engineering
X Engr Consultant - Osborn Engineering

GOVERNMENT AGENCIES

Div of Recreation and Park - District 5

Martin County Board of County Commission

Martin County Health Dept

South Martin Regional Utility Town of Jupiter Island

X X X X

Exhibit No:6



Morris Crady

Subject: FW: Waterside Residential CPA 21-12

From: Leo Repetti <Irepetti@martin.fl.us>

Sent: Thursday, February 29, 2024 10:25 AM

To: Haggerty, Jordan <Jordan.Haggerty@kimley-horn.com>; James Christ <jchrist@martin.fl.us>
Cc: Jensen, Tom <Tom.Jensen@kimley-horn.com>

Subject: RE: Waterside Residential CPA 21-12

Jordan,

The position of Martin County Utilities for any new projects not currently available to serve is as follows:

The proposed project is outside the Martin County Utilities service boundary and therefore not included in our
wastewater master plan build out. Martin County Utilities will need to evaluate infrastructure and plant capacity in order
to be able to treat wastewater for this project. In addition to customary capital facility charges, the developer will be
required to offset impacts through the payment of their proportionate share of costs of needed improvements. The scope
and proportionate share of the developer contribution will not be known until the Martin County Utilities Wastewater

Master Plan, which has not been initiated, has been completed.

The proposed project is outside the Martin County Utilities service boundary and therefore not included in our water
master plan build out. Martin County Utilities will need to evaluate raw water, infrastructure, and plant capacity in order
to provide finished water for this project. The project may be required to offset impacts to raw water supply by providing
well sites. In addition to customary capital facility charges, the developer will be required to offset impacts through the
payment their proportionate share of costs of needed improvements. The scope and proportionate share of the
developer contribution will not be known until the Martin County Utilities Water Master Plan, which is currently

underway, has been completed.

Within your resubmittal, you need to address the specific items from the staff report, acknowledging the commitment
to resolving specific items and contributing your proportionate share of costs, funding the extension of utilizes to and

within the project.
Thank you,

Leo Repetti, PE
Technical Services Administrator
Martin County Utilities & Solid Waste

3473 SE Willoughby Blvd
Suite 102

Stuart, Florida 34994
(772) 320-3065



MARTIN COUNTY

BOARD OF COUNTY COMMISSIONERS
UTILITIES & SOLID WASTE DEPARTMENT
PO Box 9000 Stuart, FL 34995-9000

DouG SMITH Commissioner, District 1 DoN G. DONALDSON, P.E. County Administrator
STACEY HETHERINGTON  Commissioner, District 2 SArAH W. WOODS County Attorney
HAROLD E, JENKINS IT Commissioner, District 3

SARAE HEARD Commissioner, District 4 TELEPHONE (772) 288-5400

EDWARD V. C1AMPI Commissioner, District 5 WEBSITE www.martin fl us

This document may be reproduced upon request in an alternative format by contacting the County ADA
Coordinator (772) 320-3131, the County Administration Office (772) 288-5400, Florida Relay 711, or by

completing our accessibility feedback form at www.martin.fl. us/accessibility-feedbacl.
March 6, 2023

Rafael A Botero

Kimley-Horn and Associates Inc
1615 S Congress Ave, Ste 201
Delray Beach FL 33445

Re: Kolter Residential
PCN # 13-39-40-000-003-00000-1
Potable Water and Wastewater Service Capacity

Dear Mr Botero:

This will confirm that Martin County Utilities has adequate capacity to provide wastewater
service to the above property. It is the developer's responsibility to construct required
wastewater infrastructure to and internal to the project. The county will provide service subject
to execution of a service agreement and payment of appropriate fees and charges.

As this project is outside our current service boundary and master plan build out, Martin County
Utilities will need to evaluate raw water capacity in order to provide finished water for this
project. In addition to customary capital facility charges, the developer may be required to offset
impacts through providing well sites, wells, raw water transmission mains, and / or treatment
components. The scope and proportionate share of developer contribution will not be known
until the well field study, which is currently underway, has been completed.
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(@) OROURKE

ENGINEERING & PLANNING

April 3,2023

Mr. Jim Harvey

Kolter Land Partners

14025 Riveredge Drive, #175
Tampa, FL 33637

Re: Kanner/96th St Investments LLC - Residential Land Use Plan Analysis

Dear Mr. Harvey

O’Rourke Engineering & Planning has completed the traffic analysis of the proposed land use plan
amendment for a change of 396.81 acres from Agricultural land use to 396.81 acres of Low
Density Residential land use with a maximum unit count of 1,050 units. The parcels affected by
the land use plan amendment are located on SR-76 (Kanner Highway) in Martin County, Florida.
The steps in the analysis and the ensuing results are presented herein.

it has been a pleasure working with you, if you have any questions or comments, please do not
hesitate to contact our office. ‘

Respectfully submitted,
O’ROURKE ENGINEERING & PLANNING

%/ EL
Susan E. O'Rourke, P.E.

Registered Civil Engineer — Traffic

3725 SE Ocean Blvd. | Suite 201 | Stuart, FL 34996 | 772-781-7918 | Susan@ORERtech
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INTRODUCTION

O’Rourke Engineering & Planning was retained to prepare a traffic analysis for the proposed land
use plan amendment of 396.81 total acres. The following components were addressed:

e Summary of the project description; existing land use and proposed land use
e Summary of road network

e Assessment of the change in trip generation

e Summary of 2029 traffic volumes

e Assessment of net change in 2040/2045 impact

Each of these components is outlined herein.
PROJECT DESCRIPTION

The proposed land use plan amendment involves parcels of land located on SR-76 (Kanner
Highway) in Martin County, Florida. The project location is shown in Figure 1.

The existing future land use designation of the 396.81-acres of land consists of Agricultural land
use.

The future land use of the 396.81-acre parcel would be amended to Low Density Residential. Low
Density Residential Zoning allows for 5 dwelling units per acre allowing a total of 1,984 dwelling
units. However, there is an accompanying CGMP text amendment to Policy 4.1B.2 limiting
development to 1,050 single-family residential dwelling units.

The residential portion of the development will have access to SW 96 Street and SR 76.

The analysis of the project impacts in the five-year period and the long-range scenario, 2045 are
discussed herein.
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ROADWAY NETWORK

The study area was reviewed to determine the existing number and type of lanes, and the
traffic control along the roadway. Each roadway is described below.

Citrus Boulevard (CR-76A) is two-lane north/south minor arterial roadway and serving as the
connection to Port St. Lucie to the north.

SW 96™ Street (CR-76A) is a two-lane minor arterial with a general east/west alignment.

SR-76 (Kanner Highway) is a six- lane, divided major arterial from 1-95 to US-1. From CR-711 to
Locks Road it is a four-lane divided roadway. It has a generally east/west alignment from west of
I-95 to I-95 and then travels in a generally north/south alignment. It is a two-lanes along the
project frontage.

CR-711 is a two-lane minor arterial with a primarily north/south alignment.

SR-9 (1-95) is a six-lane freeway with a primarily north/south alignhment. It is included in the cost
feasible plan as an eight-lane divided roadway.

Cove Road is a two-lane major arterial with a primarily east/west alignment. It is included in the

2045 cost feasible plan as a four-lane divided roadway.

Appendix A includes the roadway network information to include the county CIP, the 2045 Cost
Feasible and Needs Network, and the non-motorized transit facilities.



MAXIMUM ALLOWABLE USE/TRIP GENERATION

To determine the worst-case scenario from a traffic standpoint, the trip generation for allowable
uses under each existing and future land use were calculated. The Existing Future Land Use is
Agricultural. The agriculture land use allows 1 unit per 20 acres, or up to 19 single-family dwelling
units. The potential trip generation for the existing future land use is shown in Tables 1a, 1b, and
1c for the daily, AM peak hour and PM peak hours, respectively.

The 19 single family dwelling units on the agricultural use would generate 219 daily trips, 16 AM
peak hour trips with 4 in and 12 out, and 21 PM peak hour trips with 13 in and 8 out.

The Proposed Future Land Use will be Low Density Residential, capped at 1,050 single-family
dwelling units. Tables 2a, 2b, and 2c summarizes the trip generation for the proposed future land
use for the daily, AM peak hour and PM peak hours, respectively. Table 3 summarizes the net
change in trips.

As shown, the existing future land use generates 219 daily trips; 16 AM Peak hour trips and 21
PM Peak hour trips. Under the proposed future land use, the site generates 8,778 daily trips; 633
AM Peak hour trips and 906 PM peak hour trips. The change in trips between the Proposed and
Existing future land uses is an increase of 8,559 daily trips, 617 AM peak hour trips and 885 PM
peak hour trips.
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Table 3 Trip Generation Proposed FLU - Existing FLU

Table 3a- Daily

Daily Net New Trips
Description
In Out Total
Proposed FLU 4,389 4,389 8,778
Existing FLU 110 109 219
Net Change 4,279 4,280 8,559
Table 3b- AM Peak Hour
AM Net New Trips
Description
In Out Total
Proposed FLU 165 468 633
Existing FLU 4 12 16
Net Change 161 456 617

Table 3¢ - PM Peak Hour

PM Net New Trips
Description
In Out Total
Proposed FLU 571 335 906
Existing FLU 13 8 21
Net Change 558 327 885

C4 - Table 3 - Trip Gen - Net Difference - 3.19.24 7



PROJECT ASSIGNMENT

The project traffic was distributed and assigned based on the assignment that was previously
approved for the site. The resultant project percent assignment is shown in Figure 2.

STUDY AREA

The study area was defined as the area upon which the project traffic (the net increase in traffic)
represented 2% or more on the roadway link. Tables 4a and 4b summarize the project % impact
on the 2045 long range cost feasible roadway network for the AM and PM peak hour,
respectively.

LONG RANGE ANALYSIS - 2045

To determine the impact of the change in traffic for the 2045 long term analysis, the projected
2040 daily volume from the Martin County 2040 Roadway Level of Service Inventory Report were
converted to peak hour directional volumes using the K and D factors obtained from the FDOT
for long range forecasts. The project traffic was then added to the peak hour directional volumes
and compared to the cost feasible service capacities to determine the impacts of the land use
plan amendment. As shown, all roads will operate at an acceptable level of service with the 2045
long range cost feasible network. Tables 5a and 5b summarize the 2040/2045 link analysis for
the AM and PM peak hour, respectively.

Appendix B includes the Martin County 2040 Roadway Level of Service Inventory Report and
2045 network.
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Table 4a: Percent Impact - AM Peak Hour - 2040/2045

1'_; 2‘;’;“% LOSD | Directional | Project D‘lf:r‘z‘;‘:“'
Segment From To Direction 2045 Lanes Directional |Peak Project Percent 3
oiMorcol Peak Hour Volume Assignment Eroiccach
Capacity? Capacity
|SR-76 (Kanner Hwy) SR-710 CR-708 __NB IN 21, no 740 8 5% 1.08%
| SR-710 CR-708 SB ouT 2L yes 740 23 5% | 311% |
CR-708 Project Access NB IN 2L ves 1,200 40 25% 3.33%
CR-708 Project Access SB ouT 2L yes 1,200 114 25% 9.50% |
Project Access CR-711/CR-76A NB ouT 2L yes 1,200 100 22% 833% |
Project Access CR-711/CR-76A SB IN 2L yes 1,200 35 22% 2.92%
| == CR-711/CR-76A Locks Rd __NB OouT 4LD yes 2,000 182 40% 9.10%
CR-711/CR-76A Locks Rd SB IN 4LD yes 2,000 64 40% 3.20%
Locks Rd Jack James NB ouT 4LD yes 2,000 182 40% | 9.10%
o Locks Rd Jack James SB IN 4LD yes 2,000 64 40% 3.20%
Jack James Cove Rd NB ouT 6LD yes 3,020 173 38% 5.73%
| Jack James Cove Rd SB IN 6LD yes 3,020 61 38% 2.02%
Jack James 1-95 SB NB ouT 6LD yes 3,020 113 38% 5.73% |
Jack James 1-95 SB SB IN 6LD yes 3,020 61 38% 2.02%
1-95 SB 1-95 NB NB ouT 6LD yes 3,020 164 36% 5.43%
1-95 SB 1-95 NB SB IN 6LD no 3,020 58 36% 1.92%
1-95 NB Lost River Rd NB ouT 6LD yes 3,020 119 26% 3.94%
1-95 NB Lost River Rd SB N 6LD no 3,020 42 26% 1.39%
| Lost River Rd Cove Rd = NB ouT 6LD yes 3,020 91 20% 3.01%
Lost River Rd Cove Rd SB IN 6LD no 3,020 32 20% 1.06%
Cove Rd Salerno Rd NB ouT 6LD yes 3,020 64 14% 2.12% |
Cove Rd Salerno Rd SB IN 6LD no 3,020 23 14% 0.76%
Salerno Rd Indian St NB ouT 6LD no 3,020 55 12% 1.82%
Salerno Rd Indian St SB IN 6LD no 3,020 19 12% | 0.63%
Indian St SR-714 NB ouT 6LD no 3,020 46 10% 1.52%
Indian St SR-714 SB IN 6LD no 3,020 16 10% 0.53%
SR-714 SR-5 NB ouT 6LD no 3,020 46 10% _1.52%
SR-714 SR-5 SB IN 6LD no 3,020 16 10% 0.53%
CR-76A (Citrus Blvd) CR-726 SR-714 NB ouT 2L yes 1,200 78 17% 6.50% |
CR-726 SR-714 SB IN 2L yes 1,200 27 17% 2.25%
CR-76A (96th St) CR-726 Project Access EB IN 2L yes 1,200 35 22% 2.92%
CR-726 Project Access WB ouT 2L yes 1,200 100 22% 8.33%
SR Project Access Pennsylvania Ave EB OUT/IN 2L ves 1,200 91 20% 7.58%
o Project Access Pennsylvania Ave WB IN/OUT 2L yes 1,200 91 20% _7.58%
Pennsylvania Ave SR-76 EB OUT/IN 2L yes 800 91 20% 11.38%
Pennsylvania Ave SR-76 WB IN/OUT 2L yes 800 91 20% 11.38%
CR-726 (Citrus Blvd) Greenridge Ln CR-76A . NB IN 2L no 740 8 5% | 1.08%
Greenridge Ln CR-76A SB ouT 2L yes 740 23 5% 3.11%
SR-9 (I-95) Bridge Rd SR-76 (Kanner Hwy) NB IN 8LF no 7,320 10 6% 0.14% |
SR-76 (Kanner Hwy) High Meadow Ave NB OUT 8LF no 7,320 46 10%
|ICR-713 195 CR-714 NB ouT 4LD no 3,240 27 6%
1-95 CR-714 SB N 4LD no 3,240 10 6%
CR-714 (Martin Hwy) CR-713 Mapp Rd EB IN 4LD no 2,000 2 1%
CR-713 Mapp Rd WB ouT 4LD no 2,000 5 1% |
Florida's Turnpike CR-713 EB IN 4LD no 2,000 8 5%
Florida's Turnpike CR-713 WB ouT 4LD no 2,000 23 5%
Cove Rd SR-76 Willoughby Blvd EB ouT 4LD no 1,800 27 6% 1.50%
SR-76 Willoughby Blvd WB IN 4LD no 1.800 10 6% 0.56%
CR-708 (Bridge Rd) SR-76 CR-711 EB ouT 2L yes 740 91 20% 12.30%
SR-76 CR-711 WB IN 2L yes | 740 32 20% | 432%
o CR-711 195 EB out 2L yes 740 55 12% 143%
CR-711 1-95 | _WB IN 2L yes 740 19 12%
1-95 Powerline Ave EB OoUT 2L no 1,200 9 2%
|CR-711 ( Pratt Whitney) Palm Beach County CR-708 NB IN 2L no 740 13 8%
Palm Beach County CR-708 SB ouT 2L yes 740 36 8%
| CR-708 South Fork High School NB IN 2L no 800 2 1%
CR-708 South Fork High School SB ouT 2L no 800 5 1%
South Fork High School |SR-76 NB IN 2L no 800 2 1%
South Fork High School |SR-76 SB ouT 2L no 800 S 1%
In: 161
Out: 456
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Table 4b: Percent Impact - PM Peak Hour - 2040/ 2045

Is Project LOSD Directional Praject Directional
Segment From To Direction 2040 Lanes | "T2HE2% | 1y fional e Percent Hescens
or More of Peak Hour Project e cemant Project of
Capacity? Volume Capacity
SR-76 (Kanner Hwy) SR-710 CR-708 NB IN 2L yes 740 28 5% 3.78%
SR-710 CR-708 SB ouT 2L yes 740 16 5% 2.16%
CR-708 Project Access NB IN 2L yes 1,200 140 25% 11.67%
CR-708 Project Access SB ouT 2L yes 1,200 82 25% 6.83%
Project Access CR-711/CR-76A NB ouT 2L yes 1,200 72 2% 6.00%
Project Access CR-711/CR-76A SB IN 2L yes 1,200 123 22% 10.25%
CR-711/CR-76A Locks Rd NB OouT 4LD yes 2,000 131 40% 6.55%
CR-711/CR-T6A Locks Rd SB IN 4LD yes 2,000 223 40% 11.15%
Locks Rd Jack James NB ouT 4LD yes 2,000 131 40% 6.55%
Locks Rd Jack James SB IN 4LD yes 2,000 223 40% 11.15%
Jack James Cove Rd NB ouT 6LD yes 3,020 124 38% 4.11%
Jack James Cove Rd SB IN 6LD yes 3,020 212 38% 7.02%
Jack James 1-95 SB NB ouT 6LD yes 3,020 124 38% 4.11%
Jack James 1-95 5B SB IN 6LD yes 3,020 212 38% 7.02%
1-95 SB 1-95 NB NB ouT 6LD yes 3,020 118 36% 3.91%
1-95 SB 195 NB SB IN 6LD yes 3,020 201 36% 6.66%
I-95NB Lost River Rd NB ouT 6LD yes 3,020 85 26% 2.81%
1-95 NB Lost River Rd SB IN 6LD yes 3,020 145 26% 4.80%
Lost River Rd Cove Rd NB ouT 6LD yes 3,020 65 20% 2.15%
Lost River Rd Cove Rd SB IN 6LD yes 3,020 112 20% 3.71%
Cove Rd Salemno Rd NB ouT 6LD no 3,020 46 14% 1.52%
Cove Rd Salemo Rd SB IN 6LD yes 3,020 78 14% 2.58%
Salerno Rd Indian St NB ouT 6LD no 3,020 39 12% 1.29%
Salerno Rd Indian St SB IN 6LD yes 3,020 67 12% 2.22%
Indian St SR-714 NB ouT 6LD no 3,020 33 10% 1.09%
Indian St SR-714 SB IN 6LD no 3,020 56 10% 1.85%
SR-714 SR-5 NB OuT 6LD no 3,020 33 10% 1.09%
SR-714 SR-5 SB IN 6LD 1no 3,020 56 10% 1.85%
CR-76A (Citrus Blvd) CR-726 SR-714 NB ouT 2L yes 1,200 56 17% 4.67%
CR-726 SR-714 SB IN 2L yes 1,200 95 17% 7.92%
CR-76A (96th St) CR-726 Project Access EB IN 2L yes 1,200 123 22% 10.25%
CR-726 Project Access WB OouT 2L yes 1,200 72 22% 6.00%
Project Access Pennsylvania Ave EB OUT/IN 2L yes 1,200 65 20% 5.42%
Project Access Pennsylvania Ave WB IN/OUT 2L yes 1,200 65 20% 5.42%
Pennsylvania Ave SR-76 EB OUT/IN 2L yes 800 65 20% 8.13%
Pennsylvania Ave SR-76 WB IN/OUT 2L yes 800 65 20% 8.13%
CR-726 (Citrus Blvd) Greenridge Lo CR-7T6A NB IN 2L yes 740 28 5% 3.78%
Greenridge Ln CR-76A SB ouT 2L yes 740 16 5% 2.16%
SR-9 (I-95) Bridge Rd SR-76 (Kanner Hwy) NB IN 8LF no 7320 33 6% 0.45%
Bridge Rd SR-76 (Kanner Hwy) SB oUT SLF no 7,320 20 6% 027%
SR-76 (Kanner Hwy) High Meadow Ave NB ouT 8LF no 7,320 33 10% 0.45%
SR-76 (Kanner Hwy) High Meadow Ave SB IN 8LF 10 7320 56 10% 0.77%
CR-713 1-95 CR-714 NB ouT 4LD 1o 3,240 20 6% 0.62%
1-95 CR-714 SB IN 4LD no 3240 33 6% 1.02%
CR-714 (Martin Hwy) CR-713 Mapp Rd EB N 4LD no 2,000 3 1% 0.30%
CR-713 Mapp Rd WB ouT 4LD no 2,000 3 1% 0.15%
Florida's Turnpike CR-713 EB IN 4LD no 2,000 28 5% 1.40%
Florida's Turnpike CR-713 WB OuUT 4LD 1o 2,000 16 5% 0.80%
Cove Rd SR-76 Willoughby Blvd EB ouT 4LD 1o 1,800 20 6% 1.11%
SR-76 Willoughby Blvd ‘WB N 4LD no 1,800 33 6% 1.83%
CR-708 (Bridge Rd) SR-76 CR-711 EB ouT 2L yes 740 65 20% 8.78%
SR-76 CR-711 WB N 2L yes 740 112 20% 15.14%
CR-711 195 EB ouT 2L yes 740 39 12% 5.27%
CR-711 1-95 WB IN 2L yes 740 67 12% 9.05%
195 Powerline Ave EB ouT 2L 10 1,200 7 2% 0.58%
CR-711 ( Pratt Whitney) Palm Beach County CR-708 NB IN 2L yes 740 45 8% 6.08%
Palm Beach County CR-708 SB ouT 2L yes 740 26 8% 3.51%
CR-708 South Fork High School NB IN 2L no 800 6 1% 0.75%
CR-708 South Fork High School SB ouT 2L 1o 800 3 1% 0.38%
South Fork High School |[SR-76 NB N 2L no 800 6 1% 0.75%
South Fork High School {SR-76 SB ouT 2L 0 800 3 1% 0.38%
In: 558
Out: 327
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FIVE YEAR ANALYSIS - 2029

For KL Waterside, no more than 600 single family dwelling units are anticipated to occur prior to
year-end of 2029. The trip generation for the 5-year analysis is shown in Table 6a, 6b, and 6c for
the daily, AM peak hour and PM peak hours, respectively. As shown, the project could generate
5,246 daily trips, 546 AM peak hour trips, and 535 PM peak hour trips in the first five years of
development.

To determine the study area for the 5-year analysis, the 5-year project traffic was compared to
the existing plus committed roadway network. The study area is defined as the area upon which
the project traffic (the net increase in traffic) represented 2% or more on the roadway link. Table
7a and 7b summarize the project % impact on the existing plus committed roadway network.

To develop total traffic estimates for 2029, existing 2022 traffic was grown to 2029 using historic
growth rates. The project traffic was then added to achieve the 2029 total traffic volumes. These
volumes were then compared to the capacity of the roadway network (existing plus committed
network). The 2022 Martin County Roadway Level of Service Inventory Report was used as the
source of the existing 2022 AADT, peak hour data and growth rate. Table 8a and Table 8b show
the link analysis for the total traffic conditions with the proposed land use plan amendment in
place in 2029. Appendix B provides the Martin County 2022 Roadway Level of Service Inventory
Report.

As shown all links will operate at acceptable levels of service on the existing plus committed
roadway network.
CONCLUSION

The proposed land use plan amendment will not require improvements beyond the programmed
and planned roadway network.

The analysis demonstrates that the roadway has sufficient infrastructure funded in the next five

years and the 2045 long range to support the project. Therefore, the project satisfies the
requirements for a Land Use Plan Amendment.
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Table 7: 5-Year Percent Impact - AM Peak Hour

Is Project LOSE Sl ibectional | Project | Directional
Segment Kiom To Lanes | Traffic 2% or | Directional Peak Project| Percent Percent
E+C More of Peak Hour S Assignment Project of

Capacity? (E+C) Capacity
Salerno Rd SR - 76 Willoughby 2L no 880 8 2% 0.91%
SR-76 (Kanner Hwy) SR-710 CR-708 2L yes 730 20 5% 2.74%
CR-708 Project Access 2L yes 1,160 102 25% 8.79%
Project Access " CR-711/CR-76A 2L yes 1,160 90 22% 7.76%
CR-711/CR-76A Locks Rd 4LD yes 2,000 164 40% 8.20%
Locks Rd Jack James 4LD yes 2,000 164 40% 8.20%
Jack James Cove Rd 6LD yes 3,020 155 38% 5.13%
Cove Rd Salerno Rd 6LD no 3,020 57 14% 1.89%
Salerno Rd Indian St 6LD no 3,020 49 12% 1.62%
Indian St SR-714 6LD no 3,020 41 10% 1.36%
CR-76A (Citrus Blvd) CR-726 SR-714 2L yes 1,160 70 17% 6.03%
Citrus Blvd CR-714 Port St. Lucie Blvd 2L yes 1,160 25 6% 2.16%
CR-76A (96th St) CR-726 Pennsylvania Ave 2L yes 1,160 90 22% 7.76%
Pennsylvania Ave SR-76 2L yes 800 82 20% 10.25%
CR-726 (Citrus Blvd) Greenridge Ln CR-76A 20 yes 730 20 5% 2.74%
SR-710 Greenridge Ln 2L no 730 12 3% 1.64%
Willoughby Bivd Cove Rd Salerno Rd 2L no 880 8 2% 0.91%
1-95 Bridge Rd SR-76 (Kanner Hwy) 6LF no 5,620 25 6% 0.44%
SR-76 (Kanner Hwy) High Meadow Ave 6LF no 5,620 41 10% 0.73%
CR-713 (High Meadow Ave) 1-95 CR-714 2L yes 1,200 25 6% 2.08%
SR-714 (Martin Highway) 1-95 Citrus Blvd 2L yes 1,160 25 6% 2.16%
Citrus Blvd Florida's Turnpike 41D no 2,000 12 3% 0.60%
CR-714 (Martin Hwy) CR-713 Mapp Rd 4LD no 2,000 4 1% 0.20%
Florida's Turnpike CR-713 4L.D no 2,000 20 5% 1.00%
Cove Rd SR-76 Willoughby Blvd 2L yes 880 25 6% 2.84%
Willoughby Blvd SR-5 20, no 880 16 4% 1.82%

CR-708 (Bridge Rd) SR-76 CR-711 20 yes 730 82 20% 11.23%
CR-711 1-95 2L yes 730 49 12% 6.71%
1-95 Powerline Rd 2L no 1,160 8 2% 0.69%
CR-711 ( Pratt Whitney) South Fork High School [SR-76 2L no $00 4 1% 0.50%

Source: Martin County 2022 Roadway Level of Service and Inventory Report
Out: 409
Years Grown: 7

C6 - Tables 7-8 - 5-Year 2.29.24 15
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APPENDIX A

Roadway Network Data/Non-Motorized and Transit Data



Proposed Future Land Use Map
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APPENDIX B

Martin County 2040
Roadway Level of Service Inventory Report
and
Martin County 2022
Roadway Level of Service Inventory Report
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CONSULTANTS, INC.

MEMORANDUM

TO: Josh Long

FROM: Ed Weinberg

DATE: April 4, 2024

RE: Waterside PUD Residential — Agriculture to Residential - Agricultural Evaluation
The purpose of this memorandum is to provide supporting information regarding the
proposed conversion of existing agricultural land to residential use in accordance with

Policy 4.13A.1(2) of the Martin County Comprehensive Plan for the Waterside PUD
Residential property.

Property Description —

The subject property (396.8 +/- acres) is predominantly comprised of previously disturbed
land that has been altered from its natural condition by various agricultural uses beginning
as early as the 1940s. The only portions of the property that have not been converted from
their natural state include partial segments of Roebuck Creek and adjacent forested areas.
Analysis of historic aerial photography indicates that the southern and western portions of
the property were converted to agricultural lands in the 1950s and were utilized as citrus
groves from the 1970s through the mid-2000s at which time these areas were converted to
their current use as a row crop farm. The northeastern portions of the property were
converted in the 1980s to a cattle ranch and a tree farm between 1986 and 1992. There has
been continuous agricultural use of the property for at least 60 years.

The subject property is located in unincorporated Martin County within Section 13,
Township 39 South, and Range 40 East. The property is generally located south of SW 96
Street, west of Kanner Highway, east of and adjacent to the C-44 Canal, and within an area
that contributes to the headwaters of Roebuck Creek.
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The Environmental Assessment completed for the property indicates that there are two
wetland areas present on the property (limits verified by South Florida Water Management
District) and native upland habitat located adjacent to Roebuck Creek. In accordance with
Martin County Land Development Regulations, pursuant to any residential development,
wetlands would be preserved and maintained in perpetuity. The isolated freshwater marsh
will be provided with a 50 foot restored upland buffer and Roebuck Creek and the adjacent
floodplain wetlands would be provided with 75 foot restored upland buffers.

The current surface water management system for the row-crop fields (originally
authorized under permit 43-00090-S, issued December 15, 1977) is comprised of a network
of steep-sided agricultural ditches and furrows that convey storm water and excess
irrigation water directly to an outfall along the C-44 Canal without any means of pre-
treatment or attenuation. Any proposed residential development of the property would
require a permitted surface water management system that would provide water quality
treatment and attenuation in accordance with current standards.

A permitted surface water management system constructed to current standards for water
quality treatment and runoff attenuation will ultimately benefit downstream water quality
when compared to the current system which does not provide for water quality treatment or
runoff attenuation in accordance with current regulations. A permitted surface water
management system would also provide hydrological support to the on site wetlands.

Agricultural Assessment —

According to the United States Department of Agriculture (USDA) Natural Resource
Conservation Service (NRCS), the predominant soil type that occurs within the upland
portions of the Waterside PUD property is Pineda-Riviera fine sands association, 0 to 2
percent slopes (soil unit symbol 21). The USDA Soil Survey of Martin County Area,
Florida (issued 1981) provides descriptions of soil types that occur within Martin County
for the purposes of land planning and highlights soil limitations and improvements required
to overcome the limitations of the various soil types for selected land uses. According to
the USDA, Pineda-Riviera fine sands are characterized as having a rapid permeability in
the upper soil layers and slow to very slow permeability in the lower part of the subsoil.

Under natural conditions, the water table is within a depth of ten inches of the surface for
two to six months during the wet seasons. Without a water control system to remove excess
water and regular applications of fertilizer, this soil type has severe limitations for
cultivated crops. Regular applications of fertilizer are also required for either cultivation of
citrus or management of improved pasture. This soil is rated as moderate for its potential
for a tree plantation, with slash pine being the only species recommended.
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The next most prevalent soil type present on the site is Holopaw fine sand, 0 to 2 percent
slopes (soil unit symbol 66). The descriptions, limitations, and required measures of
improvement provided by the USDA are similar to those listed for the Pineda-Riviera
sands, except that Holopaw fine sand is described as having “very severe limitations”,
requiring a carefully designed water control system with regular applications of fertilizer
and lime. Citrus production within these soils requires controlling the water table below a
depth of four feet and grazing should be controlled to prevent overgrazing.

Considering that the subject property is located within the headwaters of Roebuck Creek
and that the row crop agricultural fields discharge directly into the adjacent C-44 Canal,
conversion of the subject property to residential with a permitted surface water
management system constructed to current standards of water quality treatment provides an
opportunity to reduce nutrient pollution within both of these waterways as well as within
the on site isolated freshwater marsh. As described in the USDA Soil Survey of Martin
County Area, Florida (issued 1981), continued agricultural use of the property will require
substantial applications of fertilizer and management of a surface water management
system that maintains ground water elevations significantly below the depths that
groundwater would otherwise occur under their natural conditions. The required drawdown
of the groundwater table for successful agricultural production can be reasonably expected
to lead to detrimental effects on the hydrology of Roebuck Creek, its associated floodplain
wetlands, and the on site isolated freshwater marsh.

Conversely, an engineered and properly constructed surface water management system
designed under current water quality standards would include stormwater retention systems
for filtering and storing runoff from the development before reaching downstream waters
and would support the hydrology of the on site and adjacent wetlands and Roebuck Creek.
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