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March 27, 2019 
 
To: Martin County Growth Management Dept 
From: Michael A Dooley, Agent for Laurel Lane Holdings, LLC and  
            Hobe Sound Jupiter island Properties, LLC 
 
Tradewinds at Hobe Sound: A “WORK FORCE RENTAL HOUSING COMMUNITY” 
 
RE: Justification Statement, Tradewinds at Hobe Sound Land Use and Zoning Change 
 
REQUEST: Change three parcels of land located in Hobe Sound from Medium Density, COR and LC to 
High Density with simultaneous application to change the zoning of all three parcels to RM-10. 
 
Martin Counties Growth Management Plan has had long term Goals, Objectives and Policies that 
support this request. 
 
The following Goals, Objectives and Policies are offered to support our position. 
 
In Section 2.4 of OVER ALL GOALS, Definitions; Martin County the CGMP states in part… 

“Affordable housing: Affordable housing is defined by housing programs of the federal 
government, the Florida Affordable Housing Act of 1986, the Florida Housing Finance 
Corporation and local housing agencies. Affordable housing is defined as housing for which 
monthly rents or mortgage payments, including taxes, insurance and utilities do not exceed 30 
percent of that amount which represents the percentage of the median adjusted gross annual 
income for the households or persons indicated in Section 420.0004, Florida Statutes. For renter-
occupied housing, this percentage would include monthly contract rent and utilities.  

One of the five categories is: Workforce Housing. 

Workforce housing: Housing that is affordable to persons or families whose total household 
income does not exceed 140 percent of the area median income, adjusted for household size.  

Policy 6.1D 4 through 6.1D 7 Housing Programs establishes Martin County’s desire to undertake 
activities that will provide for very low, low and moderate income housing. 
 
Specifically 6.1D7: states: Density bonus. Density bonuses may be awarded to affordable residential 
developments, as defined in Chapter 2, Overall Goals and Definitions, on land designated as Medium 
and High Density Residential on the Future Land Use Map. Medium density residential sites may be 
approved for a maximum of 10 units per gross acre, and high density residential development may be 
approved for a maximum of 15 units per gross acre, assuming compliance with the criteria established in 
section 4.13A.7 of the Future Land Use Element (see Section 6.3. Future needs page 2) 
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Policy 6.1D.14. Access to affordable housing and community facilities. The County shall increase the 
availability of good quality affordable housing and community facilities. The County will accomplish this 
by partnering with affordable housing providers to reduce costs associated with water and wastewater 
systems, streets, sidewalks, bicycle paths, park and recreational facilities and other supportive 
neighborhood facilities, pedestrian paths and community space for rights-of-way for shade trees. The 
County shall make community improvements using funding sources as deemed appropriate and shall 
maintain such improvements in instances where County maintenance of such facilities is already 
occurring in the immediate vicinity. 
 
Policy 6.1E.8. Assistance to housing providers. The County shall work with non-profit and for-profit 
housing developers through purchase and rental assistance, and development of single-family and 
multifamily housing produced with subsidies from County, state and federal funding sources and 
financial participation by others such as contractors, lenders, insurance companies, real estate brokers, 
architects and engineers. 
 
Section 6.3.  Future Needs (d.)  

The County allows increased density for the development of affordable housing in the Medium Density 
and High Density Future Land Use designations. The affordable housing density bonus increases the 
maximum potential density from 8 units per acre to 10 units per acre in Medium Density Future Land Use 
and from 10 units per acre to 15 units per acre in High Density Future Land Use. The Future Land Use 
Element also allows the maximum permissible density, 15 dwelling units per acre, in mixed-use projects 
within the Community Redevelopment Areas' Mixed-Use Future Land Use Overlay.  

Section 6.4. - Goal, Objectives and Policies 
 
Policy 6.1B.1. Zone lands for housing. Martin County shall ensure that adequate residential land use 
designations are assigned and zoned at densities sufficient to meet the County's current and future 
housing needs within the Urban Service District. 
 
The allocation of higher residential densities to sites (1) accessible to major urban thoroughfares or 
urban collector streets (2) sites adjacent to existing development with the same or higher density or less 
restrictive zoning district, (3) sites that can be adequately buffered from adjacent existing development 
of lesser intensity, and (4) sites that meet the density transitioning requirements of section 4.1F., of the 
CGMP. 
 

Policy 6.1B.5. Buffering existing neighborhoods. Where intensity transition areas cannot be physically 
accommodated, the County shall investigate performance zoning concepts that provide a physical buffer 
or a combination of use separation and landscape planting. Buffering between land uses may take the 
form of: 
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Physical barriers, such as berms, hedges or other landscape cover; walls or fences aesthetically designed 
for screening purposes; or indigenous densely vegetated open space.  

A transitional use between the incompatible uses providing for low intensity office development or live-
work units separating retail commercial centers and residential developments.  

High Density Residential development. The High Density Residential development designation is 
reserved for land near employment centers in the core of the Primary Urban Service District. The 
maximum density is 10 units per gross acre. However, sites shall be approved for a maximum of 15 units 
per gross acre, assuming compliance with all of the following criteria:   

The development commits to providing affordable housing to eligible households as defined by Chapter 2 
Overall Goals and Definitions;  

The site shares a common zoning district boundary with a Commercial or Industrial district or a Medium 
Density or High Density Residential area as reflected on the Zoning Atlas or FLUM: 

The site is or can be served by a full complement of urban services including water and wastewater 
service from a regional public utility;  

The applicant provides a significant open space buffer, natural landscape (including a landscaped berm 
where appropriate), plant material and/or an aesthetic wall or fence to effectively shield the residential use 
from any existing or potential adjacent nonresidential use or from any single-family use.  

In reviewing specific densities, the aim shall be to preserve the stability and integrity of established 
residential development, maintain compatibility with it and provide equitable treatment of lands with 
similar characteristics. Landscaping, screening, buffering and similar design techniques shall be used to 
assure a smooth transition between residential structure types and densities.  

While our project meets the policies and goals as stated above, we believe it is important to go into more 
detail as to what we are requesting and offer our observations as to why this project “works”. 

The applicant is requesting 189 units. Under straight zoning of RM-10 (assuming our zoning request is 
granted) and with a total acreage of 13.2 acres; the applicant is entitled to 132 units that would be offered 
to the public at market rate pricing. Any additional units allowed; which in this proposal would equate to 
57 units would be restricted to the income limits as prescribed by the Florida Housing Finance 
Corporation guidelines which control the classification of “workforce housing”. 

The applicant is aware and agrees that there will be a (30) thirty year restriction imposed by the County of 
Martin controlling the rental rates of those units defined as workforce housing units. 

Other considerations that merit approval of this requests are: 

We are requesting a Land Use change on all three parcels. The 7.4 Acre parcel (RM-6) currently allows 
for 6 units to the acre or 44 units. The 1.97 acre parcel (COR-2) allows for 10 units to the acre or 19 units. 
The 3.89 acre parcel (LC) allows for 20 units to the acre under the residential component of Hotel-Motel  
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use, or 77 units. The total amount of units for the 3 parcels = 140 units. Our request of 10 units to the acre 
would allow for 132 units; a decrease of density by 8 units under straight zoning. 

Our Land Use of RM-10 requires 50% open space as opposed to the open space of 40% under COR-2 and 
30% under LC. The net gain of open space is significant. We will be able to save and protect more of our 
native habitat and allow for more area for any and all environmental amenities that can be used in those 
areas for the benefit of those who live there. It should be noted that there is an approved PAMP recorded 
per the approved project known as Heron Cove. On site inspection by Martin County staff notes that the 
existing PAMP is in bad shape and that by creating a new site plan (Tradewinds at Hobe Sound) we will 
be able to abandon the old PAMP and create a new PAMP which will be far healthier and far more 
beneficial to the natural habitat that exist today. 

1. By allowing our request we will be able to increase the amount of much needed work force 
housing. Our request will accommodate 57 work force rental units. Under the existing Land Use 
and zoning we would only be able to generate 30 additional units. See: 

Policy 6.1D.7. Density bonus. Density bonuses may be awarded to affordable residential developments, 
as defined in Chapter 2, Overall Goals and Definitions, on land designated as Medium and High Density 
Residential on the Future Land Use Map. Medium density residential sites may be approved for a 
maximum of 10 units per gross acre, and high density residential development may be approved for a 
maximum of 15 units per gross acre, assuming compliance with the criteria established in section 
4.13A.7 of the Future Land Use Element. 
 
Using the language above it appears that the 7.4 acre parcel (RM-6) may allow for 10 units to the acre or 
in our case 74 units as opposed to the 44 units under straight zoning or an increase of 30 units. Neither 
the COR -2 or the LC allows for density bonuses.  
 
Allowing for our request generates almost 100% more available Workforce housing units than under the 
existing Land Uses and Zoning. 

2. This project has definitive boundary lines to the east and west that allow for a clear break 
of “adjoining or neighboring’ residential or other uses. The project is contiguous to US 1 
to the west and to the east lies SE Dixie Hwy. and the Florida SEC Railroad. The project 
to the North (Mark Landing) is a rental community approximately 32 years old with a 
Medium Density Use and the property to the South, Hobe Pines is a Medium Density 
community that is over 38 years old. The property that abuts our project to the north and 
east of US 1 is a Nursing home that has been in existence since the 70’s. The property to 
the south of our site on the east side of US 1 is a vehicle service facility that sells 
recreational vehicles. This geographical location of these properties adhere to the FLUM 
language in part... “The site shares a common zoning district boundary with a Commercial or 
Industrial district or a Medium Density or High Density Residential area as reflected on the 
Zoning Atlas or FLUM”. 

3. We have committed to construct a county approved road (Melaleuca Way) from SE Dixie Hwy. 
to Eagle Ave. and connect same to Highbourne Way. This improvement to the counties road 
system supports the counties long term planning of road connectivity. SE Eagle Ave. (AKA 3rd 
Ave.) has been a platted county R/W since 1947 (I believe). 
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The obvious: This project when completed has the potential of generating over $630,000 dollars 
in ad- valorem tax revenue to Martin County and that number will increase over time. 

 In summary; Tradewinds at Hobe Sound is a “Work Force Rental Housing Community” that is 
sorely needed and highly desired by Martin County. Our goal is to generate as many “work 
force” rental units as possible conforming with all the necessary requirements per the CGMP 
and the LDR’s.  

It is our opinion that this application meets all of the Goals, Objectives and Policies as stated in the 
CGMP.  

Respectfully submitted, 
 

Michael A Dooley 
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