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Hand Delivered 

June 6, 2019 
Nicki van Vonno, AICP 
Martin County Growth Management Director 
2401 Southeast Monterey Road SE 
Stuart, Florida 34996 
 
Re: Future Land Use Map Amendment with Concurrent Zoning Change- 
Application Justification Statement: Tucker Commons, 0.755 Acres.  
 
Dear Ms. van Vonno, 
 
We are pleased to submit to you and Martin County on behalf of our client Christina 
Tucker a Future Land Use Map Amendment with concurrent Zoning Change application. 
Our client owns the existing vacant lots identified with parcel control number 17-38-41-
010-014-00090-0, located on the east side of SW Mapp Road and north of SW 29th 

Street within the Old Palm City Community Redevelopment Area. The property 
consists of five contiguous lots of record as per Plat Book 10, Page(s) 78, public 
records of Martin County, Florida (See Exhibit “A”).   
 
The subject property is located on the east side of SW Mapp Road and north of SW 29th 
Street within the Old Palm City Community Redevelopment Area in Palm City, as 
identified on the location map, attached as Exhibit “B”. The lots are collectively 
approximately 0.755 acres in size and are all cleared and vacant. The land use 
designations on the subject property are Commercial Office/Residential on lots 9 through 
12 and Low Density Residential on lot 13. Lots 9 through 12 are zoned R-3A – Liberal 
Multiple Family district, a category C zoning district designation (See Exhibit “E” and “F”). 
The subject property is located within the Old Palm City Community Redevelopment 
Area, the Palm City Mixed Use Overlay District (See Exhibit “G” and “H”).  Lots 9 through 
12 are located in the Town Center Zoning Overlay District.  
 
SW Mapp Road is a minor collector road and SW 29th Street is a residential street, 
providing access to SW Martin Downs Blvd (Major Arterial) to the north and SW Martin 
Highway (Major Arterial) to the south.  
 
Proximity of the subject property to SW Mapp Road, SW Martin Downs Boulevard and 
SW 34th Street, the commercial properties this part of Old Palm City CRA predominantly 
serve and its inclusion within the Old Palm City Town Centre Overlay District, all suggest 
an amendment to provide a Commercial General Future Land Use would be consistent 
with the existing pattern of development. A concurrent zoning change from R-3A, Liberal 
Multiple Family (Category C) underlying zoning district and R-2B, Residential (Category 
B) zoning district to General Commercial (GC) will remove a split zoning on the property 
and achieve a proposed Category A, General Commercial zoning district and 
Commercial General future land use.  
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As noted above the subject property is situated within the Old Palm City Community 
Redevelopment Area, the Old Palm City Town Center Zoning Overlay District and the 
Old Palm City Mixed Use Overlay. The property owner is currently restricted to those 
uses afforded to a property with a Commercial Office/Residential Future Land Use 
designation which excludes any restaurant uses, unless the property owner was to opt 
for a Mixed-Use project. Any Mixed-Use project developed within Martin County requires 
a percentage of residential use to meet the established criteria, therefore ruling out any 
of the independent commercial uses ordinarily afforded to larger properties located 
within the Town Center Zoning Overlay District.  
 
The permitted uses afforded to the subject property are currently restricted to 
Commercial Office/Residential. The R-3A, Liberal Multiple Family zoning district list of 
permitted uses includes opportunities for commercial and/or residential development on 
the property. A property situated within the Old Palm City CRA, and more specifically the 
Old Palm City Zoning Overlay District would ordinarily be governed by its list of permitted 
uses, including commercial and restaurant uses.   However, Comprehensive Growth 
Management Plan (CGMP) Policy 4.1A.2., Supremacy of CGMP, states where conflict 
arises between the adopted Land Development Regulations and this Plan, the goals, 
objectives and policies of this CGMP shall control all land use and development 
decisions. The Commercial Office/Residential Future Land Use does make provision for 
restaurant uses unless a mixed-use project is being proposed on the property. It is 
therefore in conflict with the R-3A, Liberal Multiple Family and Old Palm City Town 
Center Zoning Overlay District regulations.  
 
With the established mix of commercial land uses within the Town Center Zoning 
Overlay District surrounding the subject property the proposed land use is compatible 
with the surrounding neighborhood and just as importantly with the larger Old Palm City 
CRA. The subject property is ideally positioned to serve existing residents as a 
commercial development that capitalize on an opportunity to provide a place to work or 
shop within walking or biking distance from existing homes. Demonstrating that the land 
use change to Commercial General would also be meeting the intent of the CRA Plan 
and potentially being a catalyst for introducing new commercial development within the 
Old Palm City CRA and Town Centre zoning overlay district.  
 
REQUEST 
 
The proposed amendment seeks the change the land use from Commercial 
Office/Residential to General Commercial future land use. The purpose of the requested 
Land Use Amendment is to recognize the established development patterns afforded to 
properties located within the Old Palm City CRA and the Town Center Zoning Overlay 
District.  Also, to allow for the potential development of the property in part as a 
restaurant use that may better serve the local neighborhood and Palm City businesses. 
A request to rezone the property to GC, General Commercial is consistent with the 
proposed Commercial General Future Land Use.  
 
EVALUATION AND ANALYSIS 
 
Changing a parcel from Commercial Office/Residential to General Commercial would be 
compatible with the existing established mix of commercial and residential land uses 
found in this part of the Old Palm City CRA.  SW Mapp Road runs along the entire 
western edge of the subject property with SW 29th Street running along the southern 
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boundary of the property, making this a corner lot. SW Martin Downs Boulevard is 
further north and SW Martin Highway further south rounding off the edge of the Old Palm 
City Town Center Zoning Overlay District. Existing residences to the east of the subject 
property are screened by existing landscaping and would be required to continue to be 
screened as part of any future development application.  
 
This land use change would recognize the existing established commercial and 
residential development that has occurred in the area, while making provision for uses 
that should be readily available within the Old Palm City Town Center Zoning Overlay 
District. 
 
COMPATIBILITY WITH THE SURROUNDING USES AND CONSISTENCY WITH 
COMPREHENSIVE GROWTH MANAGEMENT PLAN (CGMP) 
 
A concept in redevelopment of older less affluent areas within Martin County is an early 
success in certain areas of the Old Palm City CRA.  The development trend SW Mapp 
Road has been developed to accommodate a mixture of offices, medical offices, retail 
and restaurants to serve the long-established residential communities to the east and 
west of the Old Palm City Town Center Zoning Overlay District and Mixed Use Overlay. 
Very little new development or redevelopment has occurred in the Town Center Zoning 
Overlay District within immediate proximity of the site, despite the intent of the Old Palm 
City CRA. The subject site is of a sufficient size to accommodate commercial uses such 
as offices, retail or a restaurant use while ensuring sufficient landscape buffers are 
provided to screen the property from existing residences to the east. This will facilitate 
improvements in the Old Palm City Community Redevelopment Area, extending towards 
SW Mapp Road and down to SW Martin Highway and aid redevelopment efforts within 
the Old Palm City Town Centre Zoning Overlay District. 
 
The non-residential patterns of development that have occurred along the east and 
western sides of SW Mapp Road area surrounding the subject property are called out in 
the Port Salerno CRA Plan as being part of an historic pattern of commercial 
development. Much of the existing commercial development consists of an old retail 
plaza and pockets of commercial activities established over many years.  
 
Existing residential uses are more densely populated east and further west of the subject 
property, following the pattern of the original Plat. The subject properties proximity to the 
intersection of SW Mapp Road and SW Martin Downs Boulevard, in addition to the 
established pattern of commercial development within the Old Palm City Town Center 
zoning overlay district, provides compatible transitions to these established uses while 
not encroaching on the wider historic pattern of residential development to the east and 
further west of SW Mapp Road and the subject property.  
 
Any future development on the subject property would be required to comply with all 
land development regulations applicable to the General Commercial land use as well as 
the Old Palm City Community Redevelopment Area Plan, Town Center Zoning Overlay 
District code provisions and the CRA Design Regulations. Architectural scale, materials 
and styles and specific permitted uses are also applicable and replace the commercial 
design regulations of Division 20 of the Land Development Regulations. Offering a more 
stringent and specific governance of the use, design and scale of development of the 
subject property.  
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In addition, all required public facilities including water, sanitary sewer, solid waste, 
storm water management, public safety, parks and transportation have adequate 
capacity to serve the proposed project.  A concurrency evaluation be required prior to 
the issuance of any site plan and development order for the subject properties. 
 
The proposed land use change does not create any internal inconsistencies with the 
elements of the Comprehensive Growth Management Plan, and the proposed 
amendment does not require additional urban expansion.The subject property is located 
within the existing primary Urban Service District and is not adjacent to the Secondary 
Urban Service District. 
 
The change from Commercial Office/Residential to General Commercial will not increase 
the impacts to adjacent residential properties and result in a logical, timely and orderly 
development pattern that is compatible with the character of the existing land uses in the 
adjacent and surrounding areas. 
 
The change in land use is compatible with the existing land use patterns, does not 
impact natural resources, and is consistent with the capital improvements element and 
the implementation of adopted levels of service standards. 
 
ENVIRONMENTAL ISSUES 
 
The site will require further analysis as part of any type of proposed site plan application 
to ensure compliance with upland and wetland habitat protection requirements. In 
general, neither upland or wetland habitat exist on this legally cleared site. 
 
COMMERCIAL/INDUSTRIAL LANDS 
 
Adequate buffering between any future proposed commercial uses on the subject 
property and residential properties to the east will be provided in accordance with the 
Land Development Regulations and Old Palm City CRA Plan and Town Centre Zoning 
Overlay District Regulations.   
 
The change in land use is compatible with surrounding land uses and existing residential 
areas to the east will be protected by landscape buffering in accordance with the Land 
Development Regulations.  
 
The traffic analysis completed to assess the proposed land use amendment and 
determine the impact on the surrounding roadway system with a land use and zoning 
change is attached. This report includes a detailed review of daily trips anticipated were 
the proposed land use and zoning to be approved on the subject property. The projected 
traffic impacts based on a change in land use to Commercial General and zoning to 
General Commercial were determined to be de minimis.  
 
Any proposed commercial uses on the subject property will be required to be in 
accordance with the permitted uses applied to properties located within the Old Palm 
City CRA Town Centre Zoning Overlay District. The allowed uses for a property within 
the Town Centre Zoning Overlay District will not generate significant nuisance, impacts, 
noise, vibration, major fire hazards and limits outside storage and display. The subject 
property, with its proposed General Commercial future land use change, will create an 
appropriate transition to the established residential neighborhoods while meeting the 
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intent of the CRA Plan in introducing appropriate new commercial development within 
the Town Center Zoning Overlay district and establishing pedestrian/community 
supportive land development patterns along SW Mapp Road.  
 
URBAN SPRAWL 
 
The proposed land use change does not create urban sprawl or trigger any of the 
13 indicators and eight criteria for urban sprawl. 
 
PROLIFERATION OF URBAN SPRAWL 
 
The proposed land use change from Commercial Office/Residential to General 
Commercial discourages the proliferation of urban sprawl to a greater extent than the 
existing land use. More importantly will encourage the redevelopment of a vacant 
property within the Town Centre Zoning Overlay District of the Old Palm City CRA with 
the addition of new businesses along Mapp Road. 
 
SCHOOL IMPACT WORKSHEET 
 
The school worksheet is not required as no residential units are permitted within the 
General Commercial land use being proposed, unless a mixed-use development. The 
property owner has no intent to develop the subject property as a mixed-use 
development.  
 
WATER AND SEWER AVAILABILITY 
 
Based on a preliminary analysis of potable water and wastewater service as per the 
attached Water and Sewer Availability Worksheet, adequate capacity exists for the 
required services and public facilities and is available to the site. 
 
COMPREHENSIVE PLAN AMENDMENT PROCEDURES 
 

“…. In evaluating each Future Land Use Map amendment request, 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 providing consistency is maintained with all other 
elements of this Plan if one of the following four items is found to comply: 
 
(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 

(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 the area land use characteristics; or 

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

(d) The proposed change would fulfill a public service need that 
enhances the health, safety or general welfare of County residents.” 
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Based on evaluation and analysis of the subject property's characteristics and the 
surrounding development trends that have occurred since 1982, when the original 
Future Land Use maps were adopted, the proposed request clearly meets criteria (b) 
above of the comprehensive plan amendment procedure list and can therefore be 
recommended for approval. 
 
CONCLUSION 
 
The land use amendment from Commercial Office/Residential to General Commercial 
with a concurrent zoning change from R3A and R-2B to GC is both appropriate and 
timely.  The land use zoning change will allow the development of the properties with 
commercial uses to help spur redevelopment within the Old Palm City CRA and Town 
Center Zoning Overlay District. Accommodating a commercial use on the subject 
property in accordance with the uses permitted within the Old Palm City Town Centre 
Zoning Overlay District will meet the intent of CRA aims and objectives. Namely to 
revitalize and restore the neighborhoods and town center with the addition of commercial 
development that is more accessible to surrounding established residential communities 
and more competitive with other commercial areas within the County.  The land use and 
zoning change will also allow the development of the property with commercial uses to 
serve the residents of Martin County and is justified for the following reasons: 
 

• It is consistent with the Comprehensive Growth Management Plan land use 
policies; 
 

• It is consistent with the procedural criteria for recommending approval of a land 
use map amendment; 
 

• It has no measurable impact on availability of public facilities and services; 
 

• It is more compatible with the surrounding uses than the existing land use 
designation; 
 

• It will compliment and support redevelopment in the Old Palm City CRA core 
area; 
 

• It is consistent with the established historic development patterns and trends 
along SW Mapp Road and is suitably positioned adjacent to an established 
commercial area along SW Mapp Road and to accommodate the needs of 
existing residents to the east and further west of the subject property.  

 
If you have any questions or need any additional information please do not hesitate to 
contact me at 772-678-7200. 

 
       

Sincerely, 
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Michael Houston 
President, HJA Design Studio 
 
c.c. Valerie Hellriegel, on behalf of Charmer Properties, LLC 
       Drew Poston, SLC Commercial 
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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
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-feedback

A. GENERAL INFORMATION

Type of Application:

Name or Title of Project:

Future Land Use Map Amendment:

Location of Project and Description of Proposal:

Parcel Control Number(s)

________________________________

________________________________

________________________________

________________________________

________________________________

________________________________

________________________________

________________________________

________________________________

________________________________

Project within a CRA? Which One?

Size of Project (Acres): ____________________________________________________________________

Current Future Land Use Designation: ________________________________________________________

Current Zoning Designation: ________________________________________________________________

Proposed Future Land Use Designation: ______________________________________________________

Proposed Zoning Designation: ______________________________________________________________

Text Amendment

Proposed Elements to Amend:

Rev. February 2019

17-38-41-010-014-00090-0

0.7550 acres

Commercial Office Residential (COR)

R-3A and R-2B 

Commercial General (CG)

General Commercial (GC)

Future Land Use Application with Concurrent Zoning Application

Tucker Commons

1195 SW 29th St, Palm City, Florida.  See attached legal and proposal description

Palm City

Not applicable. 

✔

& Low Density Residential (LD)
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B. APPLICANT INFORMATION

Property Owner: ____________________________________________________________
Company Representative: _________________________________________________________

Address: _______________________________________________________________________

City: __________________________________________, State:___________ Zip: __________

Phone: _____________________________________ Email: _____________________________

Agent: ____________________________________________________________________
Company Representative: _________________________________________________________

Address: _______________________________________________________________________

City: __________________________________________, State:___________ Zip: __________

Phone: _____________________________________ Email: _____________________________

Contract Purchaser: _________________________________________________________
Company Representative: _________________________________________________________

Address: _______________________________________________________________________

City: __________________________________________, State:___________ Zip: __________

Phone: _____________________________________ Email: _____________________________

Land Planner: ______________________________________________________________
Company Representative: _________________________________________________________

Address: _______________________________________________________________________

City: __________________________________________, State:___________ Zip: __________

Phone: _____________________________________ Email: _____________________________

Traffic Engineer: : ___________________________________________________________
Company Representative: _________________________________________________________

Address: _______________________________________________________________________

City: __________________________________________, State:___________ Zip: __________

Phone: _____________________________________ Email: _____________________________

Attorney: : _________________________________________________________________
Company Representative: _________________________________________________________

Address: _______________________________________________________________________

City: __________________________________________, State:___________ Zip: __________

Phone: _____________________________________ Email: _____________________________

Other Professional: : ________________________________________________________
Company Representative: _________________________________________________________

Address: _______________________________________________________________________

City: __________________________________________, State:___________ Zip: __________

Phone: _____________________________________ Email: _____________________________

Christina Tucker
Owner

1190 SW Dyer Point Road
Palm City FL 34990

ctucker@dcrmail.us 

Michael Houston, HJA Design Studio
Michael Houston, President

50 East Ocean Blvd. Suite 101
Stuart FL 34994

772 678 7200 mhouston@hjadstudio.com

Not applicable
N/A

Same as Agent

Velcon Engineering and Surveying, LLC
Darren Guettler, P.E.

590 Peacock Blvd. Suite 8
Port St. Lucie FL 34986

772 879 0477 darreng@velconfl.com 

Not applicable

Not applicable































Legal Description 

 

Lots 9, 10, 11, 12 and 13, Block N; (less and except the West 20 feet of Lot 9, Block N), 
PLAT OF CLEVELAND ADDITION TO THE TOWN OF PALM CITY, according to the 
map or plat thereof as recorded in Plat Book 10, Page(s) 78, Public Records of Martin 
County, Florida.  

Subject to restrictions, reservations and easements of record, if any, and taxes 
subsequent to December 31, 2002.  
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Document No.  1657341 
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Preface
Soil surveys contain information that affects land use planning in survey areas. 
They highlight soil limitations that affect various land uses and provide information 
about the properties of the soils in the survey areas. Soil surveys are designed for 
many different users, including farmers, ranchers, foresters, agronomists, urban 
planners, community officials, engineers, developers, builders, and home buyers. 
Also, conservationists, teachers, students, and specialists in recreation, waste 
disposal, and pollution control can use the surveys to help them understand, 
protect, or enhance the environment.

Various land use regulations of Federal, State, and local governments may impose 
special restrictions on land use or land treatment. Soil surveys identify soil 
properties that are used in making various land use or land treatment decisions. 
The information is intended to help the land users identify and reduce the effects of 
soil limitations on various land uses. The landowner or user is responsible for 
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area 
planning, onsite investigation is needed to supplement this information in some 
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering 
applications. For more detailed information, contact your local USDA Service Center 
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil 
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are 
seasonally wet or subject to flooding. Some are too unstable to be used as a 
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as 
septic tank absorption fields. A high water table makes a soil poorly suited to 
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States 
Department of Agriculture and other Federal agencies, State agencies including the 
Agricultural Experiment Stations, and local agencies. The Natural Resources 
Conservation Service (NRCS) has leadership for the Federal part of the National 
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available 
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its 
programs and activities on the basis of race, color, national origin, age, disability, 
and where applicable, sex, marital status, familial status, parental status, religion, 
sexual orientation, genetic information, political beliefs, reprisal, or because all or a 
part of an individual's income is derived from any public assistance program. (Not 
all prohibited bases apply to all programs.) Persons with disabilities who require 
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alternative means for communication of program information (Braille, large print, 
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice 
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of 
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or 
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity 
provider and employer.
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How Soil Surveys Are Made
Soil surveys are made to provide information about the soils and miscellaneous 
areas in a specific area. They include a description of the soils and miscellaneous 
areas and their location on the landscape and tables that show soil properties and 
limitations affecting various uses. Soil scientists observed the steepness, length, 
and shape of the slopes; the general pattern of drainage; the kinds of crops and 
native plants; and the kinds of bedrock. They observed and described many soil 
profiles. A soil profile is the sequence of natural layers, or horizons, in a soil. The 
profile extends from the surface down into the unconsolidated material in which the 
soil formed or from the surface down to bedrock. The unconsolidated material is 
devoid of roots and other living organisms and has not been changed by other 
biological activity.

Currently, soils are mapped according to the boundaries of major land resource 
areas (MLRAs). MLRAs are geographically associated land resource units that 
share common characteristics related to physiography, geology, climate, water 
resources, soils, biological resources, and land uses (USDA, 2006). Soil survey 
areas typically consist of parts of one or more MLRA.

The soils and miscellaneous areas in a survey area occur in an orderly pattern that 
is related to the geology, landforms, relief, climate, and natural vegetation of the 
area. Each kind of soil and miscellaneous area is associated with a particular kind 
of landform or with a segment of the landform. By observing the soils and 
miscellaneous areas in the survey area and relating their position to specific 
segments of the landform, a soil scientist develops a concept, or model, of how they 
were formed. Thus, during mapping, this model enables the soil scientist to predict 
with a considerable degree of accuracy the kind of soil or miscellaneous area at a 
specific location on the landscape.

Commonly, individual soils on the landscape merge into one another as their 
characteristics gradually change. To construct an accurate soil map, however, soil 
scientists must determine the boundaries between the soils. They can observe only 
a limited number of soil profiles. Nevertheless, these observations, supplemented 
by an understanding of the soil-vegetation-landscape relationship, are sufficient to 
verify predictions of the kinds of soil in an area and to determine the boundaries.

Soil scientists recorded the characteristics of the soil profiles that they studied. They 
noted soil color, texture, size and shape of soil aggregates, kind and amount of rock 
fragments, distribution of plant roots, reaction, and other features that enable them 
to identify soils. After describing the soils in the survey area and determining their 
properties, the soil scientists assigned the soils to taxonomic classes (units). 
Taxonomic classes are concepts. Each taxonomic class has a set of soil 
characteristics with precisely defined limits. The classes are used as a basis for 
comparison to classify soils systematically. Soil taxonomy, the system of taxonomic 
classification used in the United States, is based mainly on the kind and character 
of soil properties and the arrangement of horizons within the profile. After the soil 
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scientists classified and named the soils in the survey area, they compared the 
individual soils with similar soils in the same taxonomic class in other areas so that 
they could confirm data and assemble additional data based on experience and 
research.

The objective of soil mapping is not to delineate pure map unit components; the 
objective is to separate the landscape into landforms or landform segments that 
have similar use and management requirements. Each map unit is defined by a 
unique combination of soil components and/or miscellaneous areas in predictable 
proportions. Some components may be highly contrasting to the other components 
of the map unit. The presence of minor components in a map unit in no way 
diminishes the usefulness or accuracy of the data. The delineation of such 
landforms and landform segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, onsite 
investigation is needed to define and locate the soils and miscellaneous areas.

Soil scientists make many field observations in the process of producing a soil map. 
The frequency of observation is dependent upon several factors, including scale of 
mapping, intensity of mapping, design of map units, complexity of the landscape, 
and experience of the soil scientist. Observations are made to test and refine the 
soil-landscape model and predictions and to verify the classification of the soils at 
specific locations. Once the soil-landscape model is refined, a significantly smaller 
number of measurements of individual soil properties are made and recorded. 
These measurements may include field measurements, such as those for color, 
depth to bedrock, and texture, and laboratory measurements, such as those for 
content of sand, silt, clay, salt, and other components. Properties of each soil 
typically vary from one point to another across the landscape.

Observations for map unit components are aggregated to develop ranges of 
characteristics for the components. The aggregated values are presented. Direct 
measurements do not exist for every property presented for every map unit 
component. Values for some properties are estimated from combinations of other 
properties.

While a soil survey is in progress, samples of some of the soils in the area generally 
are collected for laboratory analyses and for engineering tests. Soil scientists 
interpret the data from these analyses and tests as well as the field-observed 
characteristics and the soil properties to determine the expected behavior of the 
soils under different uses. Interpretations for all of the soils are field tested through 
observation of the soils in different uses and under different levels of management. 
Some interpretations are modified to fit local conditions, and some new 
interpretations are developed to meet local needs. Data are assembled from other 
sources, such as research information, production records, and field experience of 
specialists. For example, data on crop yields under defined levels of management 
are assembled from farm records and from field or plot experiments on the same 
kinds of soil.

Predictions about soil behavior are based not only on soil properties but also on 
such variables as climate and biological activity. Soil conditions are predictable over 
long periods of time, but they are not predictable from year to year. For example, 
soil scientists can predict with a fairly high degree of accuracy that a given soil will 
have a high water table within certain depths in most years, but they cannot predict 
that a high water table will always be at a specific level in the soil on a specific date.

After soil scientists located and identified the significant natural bodies of soil in the 
survey area, they drew the boundaries of these bodies on aerial photographs and 
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identified each as a specific map unit. Aerial photographs show trees, buildings, 
fields, roads, and rivers, all of which help in locating boundaries accurately.

Custom Soil Resource Report
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Soil Map
The soil map section includes the soil map for the defined area of interest, a list of 
soil map units on the map and extent of each map unit, and cartographic symbols 
displayed on the map. Also presented are various metadata about data used to 
produce the map, and a description of each soil map unit.
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:20,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Martin County, Florida
Survey Area Data: Version 16, Oct 5, 2017

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Feb 14, 2015—May 
8, 2015

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

27 Arents, organic substratum, 0 to 
5 percent slopes

0.0 2.1%

35 Salerno sand 1.2 97.9%

Totals for Area of Interest 1.2 100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the 
soils or miscellaneous areas in the survey area. The map unit descriptions, along 
with the maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more 
major kinds of soil or miscellaneous areas. A map unit is identified and named 
according to the taxonomic classification of the dominant soils. Within a taxonomic 
class there are precisely defined limits for the properties of the soils. On the 
landscape, however, the soils are natural phenomena, and they have the 
characteristic variability of all natural phenomena. Thus, the range of some 
observed properties may extend beyond the limits defined for a taxonomic class. 
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without 
including areas of other taxonomic classes. Consequently, every map unit is made 
up of the soils or miscellaneous areas for which it is named and some minor 
components that belong to taxonomic classes other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the 
map unit, and thus they do not affect use and management. These are called 
noncontrasting, or similar, components. They may or may not be mentioned in a 
particular map unit description. Other minor components, however, have properties 
and behavioral characteristics divergent enough to affect use or to require different 
management. These are called contrasting, or dissimilar, components. They 
generally are in small areas and could not be mapped separately because of the 
scale used. Some small areas of strongly contrasting soils or miscellaneous areas 
are identified by a special symbol on the maps. If included in the database for a 
given area, the contrasting minor components are identified in the map unit 
descriptions along with some characteristics of each. A few areas of minor 
components may not have been observed, and consequently they are not 
mentioned in the descriptions, especially where the pattern was so complex that it 
was impractical to make enough observations to identify all the soils and 
miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the 
usefulness or accuracy of the data. The objective of mapping is not to delineate 
pure taxonomic classes but rather to separate the landscape into landforms or 
landform segments that have similar use and management requirements. The 
delineation of such segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, however, 
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onsite investigation is needed to define and locate the soils and miscellaneous 
areas.

An identifying symbol precedes the map unit name in the map unit descriptions. 
Each description includes general facts about the unit and gives important soil 
properties and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for 
differences in texture of the surface layer, all the soils of a series have major 
horizons that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness, 
salinity, degree of erosion, and other characteristics that affect their use. On the 
basis of such differences, a soil series is divided into soil phases. Most of the areas 
shown on the detailed soil maps are phases of soil series. The name of a soil phase 
commonly indicates a feature that affects use or management. For example, Alpha 
silt loam, 0 to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas. 
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate 
pattern or in such small areas that they cannot be shown separately on the maps. 
The pattern and proportion of the soils or miscellaneous areas are somewhat similar 
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or 
miscellaneous areas that are shown as one unit on the maps. Because of present 
or anticipated uses of the map units in the survey area, it was not considered 
practical or necessary to map the soils or miscellaneous areas separately. The 
pattern and relative proportion of the soils or miscellaneous areas are somewhat 
similar. Alpha-Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas 
that could be mapped individually but are mapped as one unit because similar 
interpretations can be made for use and management. The pattern and proportion 
of the soils or miscellaneous areas in a mapped area are not uniform. An area can 
be made up of only one of the major soils or miscellaneous areas, or it can be made 
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscellaneous areas. Such areas have little or no soil 
material and support little or no vegetation. Rock outcrop is an example.

Custom Soil Resource Report
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Martin County, Florida

27—Arents, organic substratum, 0 to 5 percent slopes

Map Unit Setting
National map unit symbol: 1jq8b
Mean annual precipitation: 56 to 64 inches
Mean annual air temperature: 72 to 79 degrees F
Frost-free period: 350 to 365 days
Farmland classification: Not prime farmland

Map Unit Composition
Arents, organic substratum, and similar soils: 100 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Arents, Organic Substratum

Setting
Landform: Rises on marine terraces
Landform position (three-dimensional): Rise
Down-slope shape: Convex
Across-slope shape: Linear
Parent material: Sandy dredge spoils over organic material over sandy marine 

deposits

Typical profile
A - 0 to 6 inches: sand
C - 6 to 36 inches: sand
2Oa - 36 to 48 inches: muck
2C - 48 to 80 inches: sand

Properties and qualities
Slope: 0 to 5 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Somewhat poorly drained
Runoff class: Low
Capacity of the most limiting layer to transmit water (Ksat): High to very high (5.95 

to 19.98 in/hr)
Depth to water table: About 24 to 36 inches
Frequency of flooding: None
Frequency of ponding: None
Salinity, maximum in profile: Nonsaline to very slightly saline (0.0 to 2.0 

mmhos/cm)
Sodium adsorption ratio, maximum in profile: 4.0
Available water storage in profile: Moderate (about 7.7 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 8
Hydrologic Soil Group: A
Forage suitability group: Forage suitability group not assigned (G156BC999FL)
Hydric soil rating: No

Custom Soil Resource Report
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35—Salerno sand

Map Unit Setting
National map unit symbol: 1jq8j
Mean annual precipitation: 56 to 64 inches
Mean annual air temperature: 72 to 79 degrees F
Frost-free period: 350 to 365 days
Farmland classification: Not prime farmland

Map Unit Composition
Salerno and similar soils: 80 percent
Minor components: 20 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Salerno

Setting
Landform: Flatwoods on marine terraces
Landform position (three-dimensional): Talf
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Sandy marine deposits

Typical profile
A - 0 to 9 inches: sand
Eg/Bw - 9 to 61 inches: sand
Bh - 61 to 76 inches: fine sand
Bw - 76 to 99 inches: fine sand

Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: 50 to 72 inches to ortstein
Natural drainage class: Poorly drained
Runoff class: High
Capacity of the most limiting layer to transmit water (Ksat): Moderately low to 

moderately high (0.06 to 0.60 in/hr)
Depth to water table: About 6 to 18 inches
Frequency of flooding: None
Frequency of ponding: None
Salinity, maximum in profile: Nonsaline to very slightly saline (0.0 to 2.0 

mmhos/cm)
Sodium adsorption ratio, maximum in profile: 4.0
Available water storage in profile: Very low (about 2.8 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 4w
Hydrologic Soil Group: A/D
Forage suitability group: Sandy soils on flats of mesic or hydric lowlands 

(G156BC141FL)
Other vegetative classification: South Florida Flatwoods (R156BY003FL)

Custom Soil Resource Report
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LEGAL DESCRIPTION:

LOTS 9, 10, 11, 12 AND 13, BLOCK N; (LESS AND EXCEPT THE WEST 20
FEET OF LOT 9, BLOCK N),  PLAT OF CLEVELAND ADDITION TO THE
TOWN OF PALM CITY, ACCORDING TO THE MAP OR PLAT THEREOF
AS RECORDED IN BOOK 10, PAGE(S) 78, PUBLIC RECORDS OF
MARTIN COUNTY, FLORIDA.

ADDRESS: 1195 SW 29TH STREET
PALM CITY, FLORIDA

NOTES:

SUBJECT TO ANY APPLICABLE EASEMENTS, RIGHTS-OF-WAY, OR
OTHER RESTRICTIONS OF RECORD.

A SEARCH OF THE PUBLIC RECORDS HAS NOT BEEN MADE BY THIS
OFFICE.

BEARINGS SHOWN ARE RELATED TO THE EAST PROPERTY LINE OF
LOT 13, BLOCK N, AS SHOWN HEREON.

LEGAL DESCRIPTION PROVIDED BY CLIENT.

PARCEL CONTROL NUMBER 17-38-41-010-014-00090-0

ELEVATIONS ARE IN FEET AND RELATED TO MARTIN COUNTY
BENCHMARK NAME PCA-7, ELEVATION = 5.92 NAVD '88 (NORTH
AMERICAN VERTICAL DATUM OF 1988.)

PROPERTY LIES IN F.I.R.M. ZONE "AE 6", AS SHOWN ON MAP NUMBER
120285C0142G, DATED 3/16/15. FLOOD ZONES ARE APPROXIMATE AS
SCALED FROM FLOOD INSURANCE RATE MAPS.

IN ACCORDANCE WITH CHAPTER 5J-17.051, ADDITIONS OR
DELETIONS TO SURVEY MAPS OR REPORTS BY OTHER THAN THE
SIGNING PARTY, IS PROHIBITED WITHOUT WRITTEN CONSENT OF
THE SIGNING PARTY.

THERE ARE NO ABOVE GROUND ENCROACHMENTS UNLESS
OTHERWISE SHOWN.

UTILITIES SHOWN HEREON ARE VISIBLE ABOVE GROUND FEATURES.
ADDITIONAL SUBSURFACE UTILITIES AND OR FEATURES MAY EXIST.

THERE MAY BE ADDITIONAL RESTRICTIONS THAT ARE NOT SHOWN
ON THIS SURVEY, THAT MAY BE FOUND IN THE PUBLIC RECORDS OF
MARTIN COUNTY, FLORIDA.

NOT VALID WITHOUT THE SIGNATURE AND THE ORIGINAL RAISED
SEAL OF A FLORIDA LICENSED SURVEYOR AND MAPPER.

LEGAL DESCRIPTION FROM WARRANTY DEED RECORDED IN OFFICIAL
RECORD BOOK 01762, PAGE 2256, PUBLIC RECORDS OF MARTIN
COUNTY, FLORIDA.

COMBINED LOTS CONTAIN 32,890 SQUARE FEET OR 0.75 ACRES MORE
OR LESS.

BOUNDARY & TOPOGRAPHICAL SURVEY FIELD DATE: 11/03/17.
UPDATE SURVEY FIELD DATE: 06/06/18.
UPDATE SURVEY FIELD DATE: 05/22/19.

CERTIFIED TO: DREAM CENTER FOR RECOVERY, INC.

STATE OF FLORIDA (PSM)#6285
PROFESSIONAL SURVEYOR AND MAPPER

ROBERT F. KEMERSON
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Tucker Commons  

Land Use Map Amendment and Rezoning Standards 

June 2019 

 

Compatibility with Surrounding Uses 

 

The CGMP provides that existing residential areas shall be protected from encroachment 

by incompatible development.  The applicant’s justification should discuss whether the 

proposed amendment would result in a logical, timely and orderly development pattern 

which is compatible with the character of the existing land uses in the adjacent and 

surrounding area. 

 

• Policy 2.1A.1. No land uses or development shall: (1) exceed 15 units per acre. (2) 

have more than four stories… (3) be more than 40 feet high… 

 

o Not applicable. No development plans are included with this 

application. All future development must comply with the Martin 

County Comprehensive Plan and Land Development Regulations and 

the Old Palm City CRA Plan and Town Centre Zoning Overlay District 

provisions. The intent is to propose a non-mixed use project. Density 

would therefore be governed by the proposed Commercial General 

future land use thresholds for density, open space, maximum building 

coverage and maximum height standards.  

   

• Policy 2.1A.2. Protect residential areas from encroachment by commercial or 

industrial development. 

 

o The proposed amendment will not encroach on residential areas.  

 

The existing residence on Lots 14 and 15, to the east of the subject 

property will be screened in accordance with the landscape and buffer 

provisions included in the Comprehensive Growth Management Plan, 

Land Development Regulations and the Old Palm City CRA Plan and 

zoning overlay district. The subject property is ideally positioned to 

serve existing residents as a commercial development that capitalize 

on an opportunity to provide a place to work or shop within walking or 

biking distance from existing homes.  

 

The property has an underlying split zoning of R-3A and R-2B zoning 

district, with the R-3A designation being consistent with Commercial 
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Office/Residential future land use and the R-2B being a category B 

zoning district consistent with all land use designations. R-3A, Liberal 

Multiple Family, Category C zoning district designation, includes both 

commercial and residential type uses in its list of permitted 

developments for the property. Gas Stations, restaurants, offices and 

retail stores are amongst the uses listed as permitted with an R-3A 

zoning district. The Palm City Town Center Zoning Overlay District 

also includes both commercial and residential uses in its list of 

permitted uses afforded to this part of the CRA. A land use change to 

Commercial General would afford permitted uses consistent with the 

R-3A and Town Center Zoning overlay district, without allowing the 

more intense uses such as gas stations and drive through restaurants. 

Demonstration of compliance with the intent of the uses permitted for 

properties within the Town Center zoning overlay district would be 

required and would trump those uses listed for properties zoned 

Commercial General. The proposal will likely be a catalyst for 

introducing new commercial development within the Port Salerno 

CRA as per the intent of the underlying zoning and Town Centre 

zoning overlay district.  

 

• Policy 2.1A.3. Comparable density and dwelling unit types for abutting existing 

residential development. 

 

o Not applicable, no residential units are proposed on the subject 

property.  

 

• Objective 4.1F. Density allocations and intensity. 

 

o Not applicable, no residential units are proposed on the subject 

property.  

 

• Policy 4.9A.1. Suitable siting of residential development. 
 

o Not applicable; this is a commercial project with no intent to develop 

the property as a mixed-use project. 

 

• Goal 4.10. To provide for adequate and appropriate sites for commercial land uses 

to serve the needs of the County’s anticipated residents and visitors. 
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o The proposed development meets this criterion.  A commercial use of 

the subject property will provide goods and services to the public.  

The application does not conflict with the Old Palm City CRA plan 

which includes the principle of protecting and enhancing natural 

resources which foster community belonging, unique sense of 

community identity.  

 

o The proposal will provide the potential for commercial office and 

restaurant use to serve the residents within the Old Palm City CRA, 

Town Centre Zoning Overlay District and wider area. Providing an 

opportunity for the project to deliver on the Palm City Principles part 

of the “2020 Vision for a Sustainable Martin County” – to “Encourage 

compact, mixed-use, residential, commercial, institutional, 

pedestrian-oriented development.” 

 

o Facilitate the successful development of vacant commercial land to an 

area where the CRA Plan recognizes that the established historic 

commercial patterns of development have failed to provide 

competition with the wider commercial areas. This area of the Town 

Centre Zoning Overlay District is devoid of vacant commercial land to 

support the aims and objectives of the CRA.  

 

o This application will support an area (Palm City) with a population that 

is anticipated to grow from 22,248 to 24,628 between 2010 and 2045. 

The Old Palm City CRA Plan calls out the challenges afforded to Town 

Centre Zoning Overlay District and identifies a need to introduce new 

commercial development to better serve the established and growing 

residential communities.  
 

o The property associated with this application is a corner lot which has 

143 feet of frontage abutting SW Mapp Road and 232 feet abutting SW 

29th Street, making it suitable for commercial uses and introducing the 

opportunity to provide a more accessible commercial site for 

residents within the Old Palm City CRA.  
 

• Goal 4.11. To provide for adequate and appropriate sites for industrial land uses 

to support the role of industry in the County’s economy. 
 

o Not applicable.  
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• Goal 4.12. To fairly and equitably enhance and protect appropriate and productive 

land for agricultural uses. 
 

o Not applicable.  

 

• Goal 4.13. To allocate land uses as indicated on the Year 2025 Land Use Map to 

provide for compatibility with existing development, consistency with the Capital 

Improvements Element, protection of natural resources and implementation of the 

adopted LOS standards. 
 

o The proposed amendment supports this goal, the applicable Policy for 

this Goal is policy 4.13.A.8 which is addressed below.  

 

• Policy 4.13A.8. Commercial development. The Future Land Use Map identifies the 

allocation of commercial land for offices and services, limited commercial, general 

commercial and marine waterfront commercial activities.  The allocation is 

supportive research and analysis. 
 

o The General Commercial designation is suitable for the proposed 

location. The property is within the Old Palm City CRA, Town Centre 

Zoning Overlay District and Mixed-Use Overlay district. The property 

abuts SW Mapp Road and SW 29th Street within the Old Palm City CRA 

and Town Center Zoning Overlay District, historically designated to 

encourage mixed retail and office development in accordance with the 

CRA designation. Provision of retail/commercial use on the subject 

property will meet the purpose and intent of the Old Palm City CRA 

Plan and Town Center Zoning Overlay District requirements by 

providing opportunities for a mixed commercial and residential uses 

in redeveloping areas (Section 3.260.A. Martin County LDR).  
 

Consistency with CGMP. 

 

The proposed amendment shall maintain internal consistency among all elements of the 

CGMP. Internal consistency shall be a prime consideration in evaluating all requests for 

amendments to any element of the Plan. 

 

• Policy 4.1A.1. Conformity of Land Development Regulations 
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o There is no development plan associated with this application; all 

future development will comply with the required Land Development 

Regulations for Martin County and the Town Center Community 

Redevelopment Area Zoning Overlay District as an alternative zoning 

procedure.  
 

• Policy 4.1B.2. Analysis of availability of public facilities. 

 

o There is adequate availability of public facilities for the proposed 

amendment. A detailed analysis is provided in the Water and Sewer 

Availability Worksheet.  

 

• Policy 4.1B.3. Internal consistency of elements. 

 

o The proposed amendment supports this policy the property is located 

within the Primary Urban Service District (PUSD) in an area already 

developed where services and facilities are readily available.  

 

• Objective 4.1E: (Policies 4.1E.1. through 4.1E.7.) 

 

o The requirements will be addressed at the time of submittal of the 

development application.  
 

• Policy 4.4A.1. Rezoning 

 

o Addressed separately as part of this analysis.   

 

• Objective 4.7B. (policies 4.78.10.) 

 

o The objective is not applicable. The site is located in the PUSD.  
 

• Objectives 4.9G. through 4.9H. 

 

o These objectives are not applicable as the intent is not to create a 

residential or mixed-use project.  
 

• Objective 4.10E. 
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o Not applicable, no development is proposed with this application, 

therefore there are no design elements to consider at this stage.   
 

•  Goal 4.13  

 

o The proposed amendment supports this goal as the property is 

located within the PUSD.  
 

 

Environmental Issues. 

 

The application should consider whether the amendment protects the safety, health, 

welfare of Martin County citizens, and addresses the impacts of development activities 

on natural systems, environmentally sensitive areas, and the County’s historic resources. 

 

• Policy 2.2A.1. All wetlands shall be preserved…  

 

o Not applicable. No development plans are included with this 

application. All future development must comply with the Martin 

County Comprehensive Growth Management Plan, Land Development 

Regulations, Old Palm City CRA Plan and Town Center Zoning Overlay 

District provisions.  

 

• Policy 2.2A.3. In all cases where wetlands alterations are allowed the least 

damaging alternative shall be chosen…  

 

o Not applicable.  

 

• Policy 2.2A.4. Development plans shall provide restoration of the natural 

hydroperiod. 

 

o Not applicable.  

 

 

• Policy 2.2B.1. …a minimum of 25% of existing upland native habitat will be 

preserved in all development where such habitat exists. 

 

o Not applicable.  
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• Objective 2.2C. Martin County shall ensure that all official actions of the County 

support and further a safe, healthy and ecologically balanced St. Lucie River 

Estuary and Indian River Lagoon. 

 

o Not applicable. The properties are not located within the St. Lucie 

County Estuary or Indian River Lagoon.  

 

• Policy 2.2C.5. Changes to the FLUM or the text of the Comprehensive Plan that 

would negatively affect implantation of CERP or the Indian River Lagoon South 

component by compromising their success or increasing cost, shall not be allowed 

unless the applicant clearly demonstrates with supporting evidence, that the denial 

of such request would result in a violation of its constitutional or statutory property 

rights. 

 

o Not applicable, the properties are not located within the CERP area 

nor within the Indian River Lagoon.   
 

• Policy 2.2D.2. In considering amendments to the CGMP in the watershed of the 

Loxahatchee River which increase the intensity of use, the Board shall consider 

whether the more intense land use will negatively impact the ability to restore 

natural timing, volume, and water quality to the Loxahatchee River. 

 

o Not applicable. The properties are not located within the Loxahatchee 

River watershed.    
 

• Goal 4.5. To protect the County’s natural resource systems from the adverse 

impacts of development (Policies 4.5A.1. through 4.5C.3.). 

 

o There are no anticipated negative impacts from the proposed 

amendment and this issue will be addressed at the time of final site 

plan development and submittal.  
 

• Goal 4.6. To protect historical resources in the County from the adverse impacts 

of development as set forth in Chapter 16 Arts, Culture and Historic Preservation 

Element. 

 

o Not applicable.  

 

Concurrency. 
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No amendment shall be approved unless present or planned public facilities and services 

will be capable of meeting the adopted level of service standards of the CGMP for the 

proposed future land use.  Among other consideration, the Future Land Use Map (FLUM) 

shall not be amended to provide for additional urban expansion unless the CGMP 

includes traffic circulation; mass transit; water; sewer; solid waste; drainage; parks and 

recreation; Fire/Public Safety/ EMS; schools and library facilities necessary to serve the 

area, and the associated funding sources. 

 

• Policy 2.3B.1. Martin County shall enforce the concurrency standards. 

 

o The site is bound between SW 28th Street to the north and south of 
the property, and by Mapp Road to the west. A traffic engineer has 
completed a Traffic Statement considering the anticipated trips gen-
erated by the proposed land use and zoning change. The Traffic En-
gineer concludes that the trips generated by the proposed land use 
and zoning change represent a de minimis increase in the number of 
peak hour trips allocated for this segment of Mapp Road, with the 
link remaining well within Level of Service D.  

 

• Policy 2.3B.4. No FLUM amendment or text amendments shall lessen the 

requirements to provide an acceptable level of public services. 

 

o The proposed amendment does not lessen any requirements to 

provide acceptable levels of services. 

 

• Policy 4.1B.2. Analysis of availability of public facilities. 

 

o The Water and Sewer Availability Worksheet provides an analysis of 

available public facilities. The analysis shows that there is available 

capacity to support the proposed amendment. The property is within 

the PUSD, and the existing infrastructure can provide service for the 

commercial site. This application has no associated site plan; 

therefore, the full traffic distribution analysis shall be provided during 

the site plan approval process based on the specific uses requested.  
  

• Policy 4.1B.3. Internal consistency of elements. 

 

o The proposed amendment supports this policy. No expansion of the 

urban service area is required. 
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• Policies 4.7A.1. through 4.7A.13. 

 

o The proposed amendment supports these policies. The site is located 

within the PUSD and will utilize existing infrastructure. 

 

• Policies 4.7B.7. through 4.78.10. 

 

o Not applicable. The subject site is located within the PUSD. 

 

• Objective 4.7D. Provision of adequate capital facilities.  

 

o The proposed amendment supports this policy. There are adequate 

public facilities available to support the commercial site. 

 

Community Redevelopment Areas 

 

• Objective 4.3A. To encourage, but not mandate, mixed use in designated CRAs 

as described in Policies 4.3A.1 through 4.3A.9.  
 

o A mixed-use project on the subject property is an option but is not 

mandated by the CGMP. Existing and established residential 

neighborhoods will benefit from the introduction of new commercial 

property within the Old Palm City CRA without a need to accommodate 

residential use on the proposal site. Any future project will support a 

compact urban form and provide for local, small-scale employment 

and/or shopping activities. Attaining a small-town urban form, with the 

site being within walkable distance from established residential 

neighborhoods.  

 

 

 

 

Expansion of Urban Service Districts 

 

This section is not applicable because the project will not result in any modification of the 

Urban Service District. 

 

Commercial/Industrial Lands 
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Applicants requesting a change in land use designation to a commercial or Industrial land 

use should review the Policies in the CGMP relating to the land use designation they are 

proposing.  Additionally, Applicants must demonstrate compliance with Policy 2.4C.3. 

 

• Policy 2.4C.3. Limit commercial and industrial land use amendments to that 

needed for projected population growth for the next 15 years.  The determination 

of need shall include consideration of the increase in developed commercial and 

industrial acreage in relation to population increases over the preceding ten years, 

the existing inventory of vacant commercial and industrial land, and the goals, 

objectives, and policies of the CGMP, including the Economic Element.  The 

County shall update this analysis at least every two years.  The limitation contained 

herein shall only apply to land use amendments, and not to rezoning’s, site plans, 

or any other land use approvals, including development agreements. 

 

o The County’s Commercial and Industrial Land Analysis guides future 

development by limiting land use amendments to those needed to 

support projected population growth in the next 15 years. The subject 

property has a Future Land Use designation of Commercial Office 

Residential with a request to change the zoning to General 

Commercial. The Old Palm City Community Redevelopment Plan 

identifies a need to provide additional commercial properties within 

the CRA. The population has increased since 2010 and is projected to 

continue to grow between now and 2045. The expansion of 

commercial land use to the subject property provides for more 

efficient and logical development pattern of development along SW 

Mapp Road and with the property being well placed within the Old 

Palm City Town Centre Zoning Overlay District and CRA.  

 

o The Old Palm City CRA Plan recognizes the need to encourage com-

pact, mixed-use, residential, commercial, institutional, pedestrian-

oriented development. It also encourages redevelopment and infill 

development within the Urban Services Boundary Protect, enhance 

existing neighborhoods.   

o The Town Center Zoning Overlay district includes properties with 

primarily General Commercial, Limited Commercial and Commercial 

Office/Residential future land use designations, with the Town Center 

Zoning Overlay and Mixed-Use Overlay designations primarily 

overlaying these commercial land use designations. This application 

will accommodate the development of existing vacant commercial 

property in the Town Center Zoning Overlay District and support 
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redevelopment and infill development within the Urban Services 

Boundary Protect, while enhancing existing neighborhoods. 

 

• Goal 2.3. Martin County shall promote orderly and balanced economic growth 

while protecting natural resources, enhancing the quality of life in Martin County, 

and providing prudent fiscal management.  

 

o The proposed amendment supports this goal. The amendment allows 

for economic growth and better quality of life for residents living 

within close proximity to the Town Center Zoning Overlay District in 

the Old Palm City CRA.  
 

• Policy 4.9E.1. Forms of buffering between land uses. 

 

o The appropriate buffering will be addressed during the site plan 

submittal stage.  
 

• Objective 4.9H. To protect residential areas from encroachment by incompatible 

development. 

 

o The proposed amendment will not cause encroachment to nearby 

residential areas. Landscaping will provide a buffer that will lessen 

any impact to the neighboring residential area. The property is located 

within the Old Palm City CRA and Town Center Zoning Overlay District 

and Mixed-Use Zoning Overlay. Amending the Commercial Office 

Residential Land Use on the property to Commercial General will 

provide the opportunity for a property to be develop to provide 

potential places to work and shop within walking and bicycle distance 

from the established residential neighborhoods.  
 

 

 

 

• Policy 4.10B.1. Criteria for commercial land use designation. 

 

o The subject property meets the criteria for commercial land use 

designation, the application complies with all traffic standards, fills an 

existing need for appropriate new commercial property within the Old 

Palm City CRA and Town Centre Zoning Overlay District. The proposal 
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is compatible with surrounding commercial activities and land uses 

and has adequate services in the area to serve the project.  

 

• Policy 4.10B.2. Criteria for siting commercial development. 

 

o The subject property is within proximity to the intersections of SW 

Mapp Road and SW Martin Downs Boulevard, within the Mixed Use 

Overlay and Town Center Zoning Overlay Districts of the Old Palm City 

CRA.   
o A number of non-residential uses exist within proximity to the subject 

property, as do a number of vacant/undeveloped lots. The Boys and 

Girls Club, Treasure Coast Academy and offices are located north of 

27th Street and the subject property. To the west of SW Mapp Road and 

the subject property uses include the Treasure Coast Isle Plaza with 

business including a barber, a restaurant and offices. Medical offices, 

general retail stores and general offices also exist along the western 

edge of SW Mapp Road.  An amendment to provide a Commercial 

General Future Land Use would be consistent with the existing pattern 

of development as encouraged by the CRA Town Center Zoning 

Overlay District designation and Mixed Use Zoning Overlay District 

and pattern of land use designations within this part of the Old Palm 

City CRA.  
 

• Policy 4.11B.1. Development review process for industrial development. 

 

o Not applicable.  

 

• Policy 4.11C.1. Nuisance standards for industrial development. 

 

o Not applicable. 
 

• Policy 4.11C.2. Buffers in industrial areas. 

 

o Not applicable. 
 

• Policy 4.13A.8 (2&3) Commercial development. 

 

o The proposed amendment is compatible with the criteria for 

Commercial development. The property is located along the SW Mapp 

Road, close to SW Martin Downs Boulevard, serving as major through 
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fare in a highly accessible area of the Old Palm City CRA, close to the 

other existing residential and commercial development located within 

the PUSD.    

 

• Policy 4.13A.9. Industrial development. 

 

o Not applicable.  

 

Conversion of Agricultural Lands 
 

This section is not applicable because none of the properties are being used for 

agricultural purposes.  

 

Urban Sprawl 

 

In 2011 the Florida legislation adopted HB 7207 that amends the Growth Management 

Act. 

 

• 163.3177(3)(a)9. Under HB 7207 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.  HB 7207 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. 

 

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 thirteen indicators and the eight criteria for urban sprawl are as 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. 

 

o No. The site is located within the Primary Urban Service District and 

in close proximity of residential development. Commercial use of the 

site encourages a mix of land uses rather than single-use 

development.  
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2. 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. 

 

o No. The property is located inside the Primary Urban Service District.  

 

3. Promotes, allows or designates urban development in radical, strip, isolated, or 

ribbon patterns generally emanating from existing urban developments. 

 

o No. The site is located in the Old Palm City Community 

Redevelopment Area, Town Center Zoning Overlay District and Mixed-

Use Zoning District.  

 

4. 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. 

 

o No. There are no environmentally sensitive areas that will be disturbed 

by this application.  
 

5. 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. 

 

o No. The property is not used for agricultural activities.  

 

6. Fails to maximize use of existing public facilities and services. 

 

o No. The development maximizes use of existing public facilities and 

services. The site is located within the Primary Urban Services 

District.  

 

7. Fails to maximize use of future public facilities and services. 

 

o No. The site is located in the Primary Urban Services District.  

 

8. Allows for land use patterns or timing which disproportionately increase the cost in 

time, money, and energy of providing and maintaining facilities and services, 

including roads, potable water, sanitary sewer, storm water management, law 
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enforcement, education, health care, fire and emergency response, and general 

government. 

 

o No. The site is located in the Primary Urban Services District.  

 

9. Fails to provide a clear separation between rural and urban uses. 

 

o No. The project is located well within an area of urban development 

situated within the Old Palm City Community Redevelopment Area, 

and there are no rural areas located nearby.  

 

10. Discourages or inhibits infill development or the redevelopment of existing 

neighborhoods and communities.  

 

o No. The project encourages infill development due to its location 

within the existing Old Palm City CRA and Town Center Zoning 

Overlay District and the Primary Urban Services District. The property 

is, in effect, an infill site that has been vacant and unused with an 

opportunity to accommodate uses consistent with the Town Center 

Zoning Overlay list of permitted uses.  

 

11. Fails to encourage a functional mix of uses. 

 

o No. The project encourages a functional mix of commercial uses and 

provides services to existing residential areas.  

 

12. Results in poor accessibility among linked or related land uses. 

 

o No. The site is located adjacent to established commercial uses and 

residential land uses within close proximity to SW Mapp Road and SW 

Martin Downs Boulevard.  

 

13. Results in the loss of significant amounts of functional open space. 

 

o   No. The project is a small-scale development.  

 

Proliferation of Urban Sprawl 
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In order for the application to be determined to discourage the proliferation of urban 

sprawl, the amendment must incorporate development patterns or urban form that 

achieve four or more of the following. 

 

1) Directs or located 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. 

 

o The proposed land use amendment achieves this objective. The 

proposed application encourages infill development in an existing 

urban area.  

 

2) Promotes the efficient and cost-effective provision or extension of public 

infrastructure and services. 

 

o The proposed land use amendment achieves this objective. The site 

is located in the Primary Urban Services District and has access to 

existing public infrastructure and services.  

 

3) 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.  

 

o The proposed land use amendment achieves this objective. The 

commercial development supports the surrounding residential 

development by providing goods and services within walking and 

biking distance.  
 

4) Promotes conservation of water and energy. 

 

o The proposed land use amendment achieves this objective. The 

proposed commercial use is within the Primary Urban Services 

District. 

 

5) Preserves agricultural areas and activities, including silviculture, and dormant, 

unique, and prime farmlands and soils. 

 

o Not applicable. The properties are not for agricultural uses.  
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6) Preserves open space and natural lands and provides for public open space and 

recreation needs. 

 

o Not applicable.  

 

7) Creates a balance of land uses based upon demands of residential population for 

the nonresidential needs of an area. 

 

o This statement is accurate. The commercial use of the site provides 

goods and services to the surrounding residential area.  

 

8) Provides uses, densities and intensities of use and urban form that would remediate 

and existing or planned development pattern in the vicinity that constitutes sprawl 

or if it provides for an innovative development pattern such as transit-orientated 

developments or new towns as defined in s. 163.3164. 

 

o   Not applicable.  
 

Consideration for Rezoning 

 

The Future Land Use Map of the CGMP establishes the optimum overall distribution of 

land uses.  The Future Land Use Map shall not be construed to mean that every parcel 

is guaranteed the maximum density and intensity possible pursuant to the CGMP and the 

Land Development Regulations. 

 

The County has the discretion to decide that the development allowed on any given parcel 

of land shall be more limited than the maximum allowable under the assigned future land 

use category.  The application should consider the surrounding area and the provisions 

of the Land Development Regulations in the selection of the proposed zoning on the 

property. 

 

• Objective 4.4A. – Policy 4.4A.1 Rezoning. 

 

The applicant is requesting a concurrent zoning change Commercial Office/Residential 

to General Commercial (GC).  This request is consistent with the adjacent uses with the 

subject property abutting SW Mapp Road and is consistent with the intent and provisions 

of the Old Palm City CRA, Town Center Zoning Overlay District and Mixed-Use Zoning 

Overlay designations.  
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• Encourage compact, mixed-use, residential, commercial, institutional, pedestrian-

oriented development  

• Encourage redevelopment and infill development within the Urban Services 

Boundary Protect, enhance existing neighborhoods  

A rezone to GC, General Commercial would be consistent with the request to amend the 

Commercial General future land use designation. Property located within the Town 

Center Zoning Overlay District and Mixed-Use Zoning Overlay is governed by a list of 

permitted uses rather than those uses included in the General Commercial zoning district 

designation. The proposed General Commercial future land use designation will 

accommodate a restaurant use, where the Commercial Office Residential land use does 

not. This is an important element of the request and is consistent with the list of permitted 

uses for a property located within the Town Center Zoning Overlay District (which lists 

restaurants without drive throughs as acceptable). Changing the zoning to GC and the 

land use to Commercial General will not change the safeguards and intent of the 

permitted used included in the Town Center Zoning Overlay District. For instance, such 

uses as a restaurant with drive through or gas station, although permitted in the GC 

zoning district are not permitted in the Town Center Zoning Overlay District. The Town 

Center Zoning Overlay District will continue to govern the development standards and 

permitted uses.   

 

Adjacent Zoning Districts: 

 

All of the properties surrounding the subject property are located within the Old Palm City 

Community Redevelopment Area, Town Center Zoning Overlay District and Mixed-Use 

Overlay District.  

 

• North: Alley. Vacant lots 5,6,7 & 8 and an 1,876 sf single family residence 

R-3A, Liberal Multiple Family District & R-2B, Single-family Residential 

District and Old Palm City Town Center Zoning Overlay District, Mixed Use 

Overlay and Old Palm City CRA.  

Further North of SW 28th and 27th Street is the Boys & Girls Club, Treasure 

Coast Academy and a small office.  
 

• South: SSW 29th Street  
Beyond SW 29th Street - Martin County Stormwater Facility & Single-Family 

Residence to SE of subject property.  
R-3A, Liberal Multiple Family District & R-2B, Single-family Residential 

District and Old Palm City Town Center Zoning Overlay District, Mixed Use 

Overlay and Old Palm City CRA. 
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• East: Existing 2,235 sf single family residence separated by buffer  

R-2B, Single-family Residential District & Old Palm City CRA  

 

• West: Existing 2,400 sf retail store & 3,055 sf Medical Offices  

HB-1 Limited Business District & Old Palm City Town Center Zoning 

Overlay District, Mixed Use Overlay and Old Palm City CRA. 

 

• South West:  

Existing 4,320 sf Treasure Isle shopping plaza including a barber, retail, 

restaurant and offices.   

HB-1 Limited Business District & Old Palm City Town Center Zoning 

Overlay District, Mixed Use Overlay and Old Palm City CRA. 

  

• North West: Existing 1,200 sf retail store  

HB-1 Limited Business District & Old Palm City Town Center Zoning 

Overlay District, Mixed Use Overlay and Old Palm City CRA. 

 

The Zoning Change is subject to LDR Section 3.2.E which provides the criteria for 

consideration of a Zoning Change: 

 

a) Whether the proposed amendment is consistent with all applicable provisions of the 

Comprehensive Plan; 

 

o The previous sections of this document have shown that the 

requested amendment is consistent with the CGMP.  

 

b) Whether the proposed amendment is consistent with all applicable provisions of the 

LDR; 

 

o The development will be required to demonstrate compliance with all 

applicable Land Development Regulations at the time when a 

development application is submitted for the property.  

 

c) Whether the proposed zoning district amendment 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; 

 

o The proposed GC zoning district is compatible with the character of 

the existing land uses in the vicinity. The subject property and 
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surrounding areas are within the Old Palm City Community 

Redevelopment Area and Town Center Zoning Overlay District and 

Mixed-Use Overlay. A multitude of uses are listed for property located 

within the Town Centre Zoning Overlay District in addition to Mixed 

Use projects. The subject property being within the Town Center 

Zoning Overlay will continue to dictate the list of permitted uses 

afforded to the subject property and surrounding areas to the north, 

west and south of the proposal site.   

 

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

 

o The Old Palm City CRA Plan, Town Center Zoning Overlay District and 

Mixed-Use overlay have been established to encourage the 

rehabilitation and redevelopment of these areas of the community. 

There are a number of vacant lots to the east of SW Mapp Road that, 

although included in the Town Center Zoning Overlay and Mixed Use 

Overlay District designations, have remained undeveloped. Changing 

the land use and zoning on the subject property will help facilitate 

future development while continuing to support the intent of the Old 

Palm City CRA and Town Center Zoning Overlay District and its list of 

permitted uses.  
 

e) Whether and to what extent the proposed amendment would result in demands on the 

public facilities; 

 

o The zoning change from R-3A and R-2b to GC is not expected to cause 

a significant increase in the demand for public facilities. The site is 

within the Primary Urban Service District.  

The R-3A zoning district designation affords similar permitted uses as 

the proposed General Commercial zoning district. However, it is the 

same Town Center Zoning Overlay District designation and its list of 

permitted uses that will govern the proposal site. Changing the zoning 

to General Commercial will achieve consistency with the Town Center 

Zoning Overlay District and its list of permitted uses.  

 

f) Whether and to what extent the proposed amendment 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; and 
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o The surrounding road networks and proximity to the established 

commercial development, existing utility services, and the site being 

within the Old Palm City CRA, Town Center Zoning Overlay District 

and Mixed Use Overlay, which includes commercial uses within the 

list of permitted developments, demonstrates that the proposed 

amendment is logical, timeline and orderly.  

 

g) Consideration of the facts presented at the public hearings. 

 

o Not applicable.  
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TRIP GENERATION 

Introduction 
 
Velcon Engineering and Surveying, LLC has been retained to prepare a traffic 
statement for the rezoning and Land Use amendment for the Tucker Parcel in Palm 
City. The parcel consists of four and a half lots in Block N, at the intersection of SW 29th 
Street, and Mapp Road. The parcel ID number is 17-38-41-010-014-00090-0. The 
purpose of this statement is to ascertain the impact of the proposed change of zoning 
and land use to the existing roadway system surrounding this property. The current 
property is zoned R2B and R3A, with an underlying designation of COR. The proposed 
designation is General Commercial. 
 
Site and surroundings 
 
The site is bound between SW 28th Street to the north and SW 29th Street to the south 
of the property, and by Mapp Road to the west. The eastern boundary of the site is 
adjacent to a residential lot on SW 29th Street. This adjacent lot is occupied. Across the 
street to the south, lies a pond, which is part of the Palm City master drainage system. 
To the west, the land is vacant, as well as to the north. Mapp Road, a two-lane road, 
has recently been widened to include bicycle lanes.  
 
Trip Generation 
 
The following trip generation information was taken from the ITE Trip Generation 
Manual, 10th Edition.  At this time, the site plan for the project has not been finalized, 
but it has been determined that a 6,000 S.F. building is desirable for development. 
 
The ITE Trip Generation Code and Land Use utilized in this analysis are as follows: 
 
Code  Land Use 
220   Multifamily Housing (Low Rise) 
710   General Office Building 
820   Shopping Center 
 
For the existing conditions, we have evaluated the site as was previously submitted for 
review to the County in the previous iteration, which consisted of two residential units 
and a 10,472 S.F. office in a two-story building.  This was the most intense use of the 
property under current zoning criteria.  The resulting number of weekday daily trips in 
this configuration is 117 trips, along with 15 trips in the AM Peak hour and 14 trips in the 
PM Peak Hour (See Table 1). 
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For the proposed conditions, the ITE Codes used consisted of General Office Building 
and Shopping Center, with an allocation of 50% of the 6,000 S.F. gross floor area, or 
3,000 S.F., for each use.  The resulting number of weekday daily trips in this 
configuration is 144 trips, along with 7 trips in the AM Peak hour and 16 trips in the PM 
Peak Hour (See Table 2). 
 
The above trip estimates result in an increase of 27 weekday daily trips, a decrease of 8 
trips during the AM Peak Hour, and an increase of 2 trips in the PM Peak Hour. 
 
Link Analysis 
 
According to the Martin County 2018 Roadway Level of Service Inventory Report, the 
link of Mapp Road from CR-714 to SR-714 has a generalized service capacity of 750 
and a Peak Hour Directional Volume of 529, with an average annual growth rate of 
0.5%.  With this being 2019, the growth rate has been applied to the Peak hour 
Directional Volume to bring this figure to 532 trips.  Including the proposed increase of 2 
trips during the P.M. Peak Hour to the Peak hour Directional Volume on this segment 
results in a total of 534 trips.  This represents an increase of in Peak hour Directional 
Trips of 0.37% to this link of Mapp Road, which is considered de minimis.    
 
Conclusion 
 
The information provided in this report and summarized in the tables represent the 
existing and proposed site conditions as we understand the zoning and Land Use 
designations sought for this property.  The trips generated by the proposed 
development represent a de minimis increase in the number of peak hour trips allocated 
for this segment of Mapp Road that would be associated with the proposed zoning 
change and the link would remain well within Level of Service D. 
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Traffic Projections 
Tucker Parcel 

 
Land Use Multifamily Housing (Low-Rise)  
ITE Code: 220 
Trip Generation Per Dwelling Unit   
Number of Residence 2 
 
Weekday Daily Trips:  
 
Average Rate Project D.U.   Trips 
7.32 / 1 D.U. 2     14.64 ≈ 15 
 
Directional Distribution: 50% Entering, 50% Exiting 
Entering: 8 
Exiting: 8 
 
Weekday, Peak Hour of Adjacent Street Traffic, One Hour Between 7 And 9 A.M.:  
 
Average Rate Project D.U.   Trips 
0.46 / 1 D.U. 2     0.92 ≈ 1 
 
Directional Distribution: 23% Entering, 77% Exiting 
Entering: 1 
Exiting: 1   
 
Weekday, Peak Hour of Adjacent Street Traffic, One Hour Between 4 And 6 P.M. 
 
Average Rate Project D.U.   Trips 
0.56 / 1 D.U. 2     1.12 ≈ 2 
 
Directional Distribution: 63% Entering, 37% Exiting 
Entering: 1 
Exiting: 1   
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Land Use General Office Building  
ITE Code: 710 
Trip Generation Per Dwelling Unit   
Proposed Area (S.F.) 10,472 
 
Weekday Daily Trips:  
 
Average Rate Project S.F.   Trips 
9.74 / 1000 S.F. 10,472    101.99 ≈ 102 
 
Directional Distribution: 50% Entering, 50% Exiting 
Entering: 51 
Exiting: 51 
 
Weekday, Peak Hour of Adjacent Street Traffic, One Hour Between 7 And 9 A.M.:  
 
Average Rate Project S.F.   Trips 
1.16 / 1000 S.F. 10,472    12.15 ≈ 13 
 
Directional Distribution: 86% Entering, 14% Exiting 
Entering: 11 
Exiting: 2   
   
Weekday, Peak Hour of Adjacent Street Traffic, One Hour Between 4 And 6 P.M. 
 
Average Rate Project S.F.   Trips 
1.15 / 1000 S.F. 10,472    12.04 ≈ 12 
 
Directional Distribution: 16% Entering, 84% Exiting 
Entering: 2 
Exiting: 10 
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Land Use General Office Building  
ITE Code: 710 
Trip Generation Per Dwelling Unit   
Proposed Area (S.F.) 3,000 
 
Weekday Daily Trips:  
 
Average Rate Project S.F.   Trips 
9.74 / 1000 S.F. 3,000    29.22 ≈ 30 
 
Directional Distribution: 50% Entering, 50% Exiting 
Entering: 15 
Exiting: 15 
 
Weekday, Peak Hour of Adjacent Street Traffic, One Hour Between 7 And 9 A.M.:  
 
Average Rate Project S.F.   Trips 
1.16 / 1000 S.F. 3,000    3.48 ≈ 4 
 
Directional Distribution: 86% Entering, 14% Exiting 
Entering: 3 
Exiting: 1 
 
Weekday, Peak Hour of Adjacent Street Traffic, One Hour Between 4 And 6 P.M. 
 
Average Rate Project S.F.   Trips 
1.15 / 1000 S.F. 3,000    3.45 ≈ 4 
 
Directional Distribution: 16% Entering, 84% Exiting 
Entering: 1 
Exiting: 3   
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Land Use Shopping Center 
ITE Code: 820 
Trip Generation Per Dwelling Unit   
Proposed Area (S.F.) 3,000 
 
Weekday, Peak Hour of Generator:  
 
Average Rate Project S.F.   Trips 
37.75 / 1000 S.F. 3,000    113.25 ≈ 114 
 
Directional Distribution: 50% Entering, 50% Exiting 
Entering: 57 
Exiting: 57 
 
Weekday, Peak Hour of Adjacent Street Traffic, One Hour Between 7 And 9 A.M.:  
 
Average Rate Project S.F.   Trips 
0.94 / 1000 S.F. 3,000    2.82 ≈ 3 
 
Directional Distribution: 62% Entering, 38% Exiting 
Entering: 2 
Exiting: 1 
 
Weekday, Peak Hour of Adjacent Street Traffic, One Hour Between 4 And 6 P.M. 
 
Average Rate Project S.F.   Trips 
3.81 / 1000 S.F. 3,000    11.43 ≈ 12 
 
Directional Distribution: 48% Entering, 52% Exiting 
Entering: 6 
Exiting: 6   
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Table 1:  Traffic Projection for Current Zoning 
R-3A:  Liberal Multiple-Family District 
R-2A: Two-Family Residential District 

 
 

Basis Apartments
General Office 

Building 
Total 

Weekday Daily 15 102 117 

Weekday AM Peak Hour - Enter  1 11 12 

Weekday AM Peak Hour - Exit  1 2 3 

Weekday PM Peak Hour - Enter  1 2 3 

Weekday PM Peak Hour - Exit  1 10 11 

 
 

Table 2: Traffic Projection for Proposed Zoning 
CG: General Commercial 

 

Basis 
Shopping 

Center 
General Office 

Building 
Total 

Weekday Daily 114 30 144 

Weekday AM Peak Hour - 
Enter  

2 3 5 

Weekday AM Peak Hour - Exit  1 1 2 

Weekday PM Peak Hour - 
Enter  

6 1 7 

Weekday PM Peak Hour - Exit  6 3 9 

 
 



 
Martin County School Board 
500 East Ocean Boulevard 

Stuart, FL 34994 
 

School Impact Worksheet 
 

The purpose of this school impact worksheet is to assist in planning for future public school facility needs 
and concurrency requirements. It is to be completed for any proposed residential project, and residential 
rezoning, amendments to FLUM with residential components, and DRIs. 

 

Date:  _ 

Parcel ID#:  _ 

Project Name:  _ 

Former Project Name: _ Owner/Developer: 

 _ Contact Name/Number: _ 

Total Project Acreage: _ Year 1 of the Build-Out: _ 

 
1. Please indicate the most likely build-out scenario. Show build-out by year and number of units/year. 

 

Unit Type 
Number 
of Units 

First 5-year Period Second 5- year Period 

Yr 1 Yr 2 Yr 3 Yr 4 Yr 5 Yr 1 Yr 2 Yr 3 Yr 4 Yr 5 

Single- 
family 
detached 

           

Multi-family  
 
 

          
Apartment           
Townhouse           
Other            
Note: If build-out is expected to go beyond the 10 year period above, please attach an additional table with 
build-out years until project completion. 

 

2. Project number and type of residential dwelling units at build-out, as follows: 

 

Unit Type Number of 
Units 

Typical 
Unit Floor 

Area (sq. ft.) 

Estimated 
Price ($) 
Per Unit 

Number 
Restricted to 

55+ Age Group 

Single-family detached     
Multi-family     
Apartment     
Townhouse     
Other     

 

3. Please include a location map showing elementary, middle and high schools within a two-mile radius 
of the proposed project. If no schools are within a two-mile radius of the project, please indicate the 
nearest schools to the project. 

June 6 2019

17-38-41-010-014-00090-0

Tucker Commons

Christina Tucker 

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

Not applicable as no residential is proposed as part of this project - commercial only. 
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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. 

 
A. General Information 

Date:   6/13/19   
Contact name:  Shaikha Abedin, E.I.                         Phone:  (772) 879-0477 ext. 104__                        
E-Mail:  shaikhaa@velconfl.com                                          
Local government:  Martin County       
Potable water supplier/source:  Martin County Utilities & Solid Waste Department 
Wastewater collection: Martin County Utilities & Solid Waste Department 

 
B. Infrastructure Information 

Water treatment plant permit numbers:  
North Plant:  00081025-079-WC 
Tropical Farms Plant: 0143244-003-WC   

Permitting agency: FDEP 
Permitted capacity of the water treatment plants(s):  18.8  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:    Martin County does not have adequate capacity 
at this time                                  
 

C. SFWMD Consumptive Use Permit (CUP) Information 

CUP number:   

Consolidated Permit:  43-00102-W           Expiration date:  07-27-35 

Total CUP duration (years):  20 years     

CUP allocation in last year of permit:  25.41 MGD (MMADF)    

Current status of CUP: In compliance   X   Not in compliance __ 

Allocations to other local governments:   N/A      

Reserved capacity:   0.508 MGD  
 

D. Consumptive Use Analysis (Designate mgd X  or mgy  __) 
A.  Current year CUP allocation:       18.800 MGD 
B.  Consumption in the previous calendar year:                                                             11.808 
C.  Reserved capacity X    or growth projection                                                               0.508 
D.  Projected consumption by proposed comprehensive plan amendment areas     0.000   
E.   Amount available for all other future uses (A-B-C-D-E):                                       6.484 

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

 

  

mailto:%20shaikhaa@velconfl.com
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WORKSHEET  INSTRUCTIONS 
 

1. 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:  If there are different suppliers for any proposed amendment areas, 
use additional work sheets. 

 
2. Infrastructure Information 

Permitted capacity of the water 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. 

 
3. 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. 

 
4. 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. 

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. 
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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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