
Agency Comments 
CPA 21-08 BECKER B14 

Text Amendment 
 











 
 
 
 
 
 
 
 
 
 

 
 
 
 

 
March 18, 2022 

 
 

VIA US MAIL/EMAIL (pschilli@martin.fl.us) 
 
Martin County 
Paul Schilling 
2401 SE Monterey Rd 
Stuart, Florida 34996 
 
Re:   DACS Docket # 20220302-29-Martin 

Martin County  
 March 2nd, 2022 
Dear, Paul Schilling;  
   
The Florida Department of Agriculture and Consumer Services (the “Department”) received the above-
referenced proposed comprehensive plan amendment on March 2nd, 2022 and has reviewed it pursuant 
to the provisions of Chapter 163, Florida Statutes, to address any potential adverse impacts to important 
state resources or facilities related to agricultural, aquacultural, or forestry resources in Florida if the 
proposed amendment(s) are adopted.  Based on our review of your county’s submission, the 
Department has no comment on the proposal. 
 
If we may be of further assistance, please do not hesitate to contact me at 850-410-2292. 
 

Sincerely, 
 
 
 
Thomas Poucher 
Budget Director 
Office of Policy and Budget 

 
cc: Florida Department of Economic Opportunity 
 (SLPA #:  Martin County 22-01ESR) 
 



 
TREASURE COAST REGIONAL PLANNING COUNCIL 

 
M E M O R A N D U M 

 
 
To: Council Members                        AGENDA ITEM 4B__          
 
From: Staff 
 
Date: March 31, 2022  
 
Subject:  Local Government Comprehensive Plan Review 
 Draft Amendment to the Martin County Comprehensive Plan 
 Amendment No. 21-01ESR 
 
Introduction 
 
The Community Planning Act, Chapter 163, Florida Statutes, authorizes the regional planning 
council to review local government comprehensive plan amendments prior to their adoption. The 
regional planning council review and comments are limited to adverse effects on regional 
resources or facilities identified in the Strategic Regional Policy Plan (SRPP) and 
extrajurisdictional impacts that would be inconsistent with the comprehensive plan of any 
affected local government within the region. Council must provide any comments to the local 
government within 30 days of the receipt of the proposed amendments and must also send a copy 
of any comments to the state land planning agency. 
  
The amendment package from Martin County was received on March 1, 2022 and contains text 
amendments to the Future Land Use Element of the County’s Comprehensive Growth 
Management Plan (CGMP) and one Future Land Use Map (FLUM) amendment. This report 
includes a summary of the proposed amendments and Council comments.  
 
Summary of Proposed Amendments 
 
Text Amendment  
 
The proposed text amendments create a new future land use designation called “Rural Lifestyle.” 
The County’s staff report indicates that the new land use designation, as proposed, will provide 
an opportunity for the protection of open space and development of self-supporting, self-
contained rural communities on land outside the Primary Urban Service District with a gross 
density of one unit per 20 acres and allowances for a maximum gross density up to one unit per 
five acres with preservation of off-site open space. Additionally, the County staff report 
concludes that the proposed future land use designation has a maximum density comparable to 
other designations permitted outside the urban service districts while preserving open space in 
perpetuity. Unlike Agricultural and Agricultural Ranchette designations, it permits recreational 
amenities, the expense of which must be supported by the small number of project 
residents/investors. The County staff report from the February 22, 2022 transmittal hearing, 
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which contains the proposed amendments and staff analysis, is included as Exhibit 2. In 
summary, the provisions of the new Rural Lifestyle future land use designation include:  
 

• A minimum of 1,000 contiguous acres located within unincorporated Martin County and 
outside the Primary Urban Service District;  

• Approval of a comprehensive plan amendment for any changes proposed to the Future 
Land Use Map;  

• Development of a specific parcel must be implemented through a Planned Unit 
Development (PUD) zoning agreement and concurrent rezoning approved pursuant to the 
requirements of the Land Development Regulations;  

• Development shall not exceed a maximum building height of four stories or 40 feet;  
• A minimum of 70 percent of the gross land area shall be established and maintained as 

open space;  
• Specifications for residential development;  
• Requirements related to accessory residential housing for employees;  
• Availability of potable water and sanity sewer services, with all associated costs to be 

paid by the developer;  
• Requiring an economic analysis to evaluate the PUD’s impact on the availability of 

public services and facilities and the net fiscal effect on the County;  
• Conditions for addressing public facilities, infrastructure, and timing of development; and 
• Development requirements for: 

o specific parcels related to biological and ecological impacts  
o enhanced water quality 
o protection and management of natural lands 
o compatibility with adjacent agricultural land uses 
o fostering a healthy lifestyle 
o minimizing greenhouse gas emissions 
o providing self-supporting services such as security, first-aid and recreational 

amenities 
o public and private recreational events 

 
Future Land Use Map Amendment 
 
The FLUM amendment proposes to change ±1,493.91 acres from an Agricultural future land use 
designation, which allows one dwelling unit per 20 acres, to Rural Lifestyle, a new designation 
being proposed concurrent with this request, which allows a maximum of one dwelling unit per 5 
acres. This would result in a potential increase of 224 dwelling units. The subject property is 
located on the north side of SE Bridge Road and east of the I-95 Interchange in Hobe Sound, 
outside both the Primary and Secondary Urban Service Districts. The subject site is a former 
citrus grove that had previously been planned for 20-acre lots and the Hobe Sound Polo Club. 
The property ownership also includes ±36 acres with a Rural Density future land use designation 
(located in the Secondary Urban Service District) that allows up to 0.5 units per acre on the north 
boundary of the subject site.  
 
The associated off-site open space to be preserved consists of 811 acres along I-95 south of 
Bridge Road used for agriculture. Adjacent future land use designations include: Rural Density 
Residential and Recreational to the north; Agricultural and Agricultural Ranchette to the south; 
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Agricultural, Recreational, and a portion of Agricultural Ranchette to the east; and Agricultural 
to the west. The County staff report indicates that the proposed designation has densities 
comparable to the Agricultural and Agricultural Ranchette future land use designation and 
requires open space preservation far in excess of the minimum 50 percent found in other future 
land use designations, which may result in the placement of easements on hundreds of off-site 
acres of agricultural and environmentally sensitive lands and result in the protection of 
productive agricultural lands. The report also indicates that the site may be potentially served by 
either Martin County Utilities or the South Martin Regional Utility with each of the regional 
utilities having available capacity. Any proposed development will be required to submit an 
application for development review, at which time satisfaction of the level of service for water 
and wastewater will be verified.  
 
In terms of Transportation capacity, the County Engineer indicated that the proposed change 
could result in a net increase of 213 peak hour trips when evaluating strictly residential density 
and finds that SE Bridge Road will be the recipient of all the generated trips, which has available 
capacity. Additionally, the staff report indicates that the proposed future land use change will not 
diminish the level of service below capacity for fire/public safety/emergency services. A General 
School Capacity Analysis indicates that elementary, middle, and high school enrollment are 
projected to meet the level of service capacity, with a 3-year outlook. A School Concurrency 
Review is required for all final site plan applications that include residential units. At that time, a 
Final Concurrency Determination will be conducted and any mitigation needed to reach level of 
service standards will be identified. 
 
Regional Impacts 
 
No adverse effects on regional resources or facilities have been identified. 
 
Extrajurisdictional Impacts 
 
Council requested comments from local governments and organizations expressing an interest in 
reviewing the proposed amendment on March 2, 2022. No extrajurisdictional impacts have been 
identified. Correspondence from the Loxa-Lucie Headwaters Initiative was received by Council 
on March 21, 2022 and is included as Exhibit 3.  
 
Conclusion 
 
No adverse effects on regional resources or facilities and no extrajurisdictional impacts have 
been identified. The County is to be commended for developing an alternative approach to 
ranchette development on rural lands to minimize sprawl and reduce environmental impacts. 
However, in order to enhance clarity in the amendments and minimize the potential for 
unintended consequences, the following changes are suggested: commended 
 
• Future Land Use Policy 4.13A.18(1) would be enhanced by stipulating that any “open space” 

within the bounds of an individual subdivided house lot does not count towards the required 
70% on-site open space since this open space may become isolated by fencing and replaced 
by patios, etc. over time.  
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• In order to ensure that the density bonus provided leads to net new preservation of open 
space, Future Land Use Policy 4.13A.18(3)(b) should require that the additional off-site 
preserved open space be newly designated preservation in conjunction with the proposed 
project and not part of any other approved development (a golf course in another subdivision, 
for example). In addition, any preserved off-site open space should have development 
potential in order to qualify (for example, not a drainage district canal right-of-way) and that 
development rights on the off-site preserved open space are retired upon project approval. 
The 501(3)(c) conservation organization should be long-standing and experienced in open 
space management and not created specifically for, or under the control of, the development.  

• It appears that Policy 4.13A.18(4)(c) will allow new development with individual septic 
tanks. Martin County has set admirable goals and devoted substantial public money for the 
elimination of existing septic systems and these goals will be harder to achieve if new 
systems are allowed. In addition, requiring connection to central sewer will help ensure that 
Rural Lifestyle developments are reasonably close to urbanized areas and services.  

• Policy 4.13A.18(7) would be enhanced by requiring that on-site and off-site open spaces be 
arranged to create contiguous open spaces and corridors with other adjacent open spaces and 
preserves.  

• In general, provisions should be included which steer new Rural Lifestyle developments to 
appropriate locations and ensure that open space preservation, including off-site open space 
preservation, retains land integrated with good adjacent natural areas or agricultural 
production as relevant utilizing a systematic approach.  

 
Recommendation 
 
Council should approve this report and authorize its transmittal to Martin County and the Florida 
Department of Economic Opportunity.  
 
Council Action –  April 15, 2022  
 
 
 
 
Attachments 



 
List of Exhibits 

 

 
  

Exhibit  

1 General Location Map 
2 Staff Report on Text Amendments  
3 Correspondence Received from Loxa-Lucie Headwaters Initiatives 
4 Aerial Location Map  
5 Existing Future Land Use Map 
6 Proposed Future Land Use Map  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  



 

 

Exhibit 1 
General Location Map   
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Exhibit 2 
Staff Report on Text Amendments  

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 
 



 

 

Exhibit 3 
Correspondence Received from Loxa-Lucie Headwaters Initiative 

 

 
  



 

 



 

 



 

 



 

 
 



 

 

Exhibit 4 
Aerial Location Map  
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Exhibit 5 
Existing Future Land Use Map  
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Exhibit 6 

Proposed Future Land Use Map  
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