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Introduction 
 
The Community Planning Act, Chapter 163, Florida Statutes, requires that the regional planning 
council 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 May 3, 2018 and contains 
changes to the text of the Future Land Use Element and Potable Water Element, and a change to 
the Future Land Use Map of the comprehensive plan. This report includes a summary of the 
proposed amendments and Council comments. 
 
Summary of Proposed Amendment 
 

1. Text Changes for “Mixed Use Village” and Pineland Prairie 
 
The proposed amendment is to create a new future land use designation to be called 
Mixed Use Village (MUV) by adding Policy 4.13A.15 to the Future Land Use Element of 
the Comprehensive Growth Management Plan. The new category is intended to guide 
establishment of a compact village of interconnected traditional neighborhoods and 
workplaces linked to agriculture, open space, and nature preserves with a walkable 
downtown environment utilizing the concept of transect zones to organize the land. The 
designation is limited to the 3,411 acre Pineland Prairie site west of the Florida Turnpike 
and north of S.W. Martin Highway. The new designation is further intended to foster a 
closer connection to agriculture, enhance water quality in the St. Lucie River and Indian 
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River Lagoon, support healthy lifestyles, minimize automobile use, balance housing with 
workplaces and retail, and provide a variety of housing types for residents of diverse 
ages, incomes, family sizes, and lifestyles. A table of development limitations is also 
provided in the new policy, containing provisions such as a minimum of 70% open space, 
a minimum of 5% agricultural use, a minimum of 4% of the site for schools, a limitation 
of 4,200 dwelling units, not more than 290,000 square feet of commercial/retail/office 
uses, and a maximum of 2,000,000 square feet of industrial uses.  
 
In addition, changes are proposed elsewhere in the Future Land Use element to 
coordinate with the new proposed designation. Policy 4.7A.6 concerning expansion of an 
Urban Service District boundary is proposed to be amended. Policy 2.1A.2 and Objective 
4.9H are proposed to be modified to allow for the mixing of residential uses in proximity 
to other uses (as is necessary for a true mixed use district). Figure 4-2 is proposed to be 
revised to expand the Primary Urban Service District (PUSD) by 1,677 acres to 
encompass much of Pineland Prairie which is not already within the PUSD.  
 
Completing the text changes associated with the Mixed Use Village, Figure 11-1 in the 
Potable Water Element is proposed to be revised to expand the current boundary of the 
Martin County Consolidated Water System to include the Pineland Prairie site so that it 
will be served by central water and sewer.  
 

2. Pineland Prairie 
 

The proposed amendment is to change the future land use designation of approximately 
502 acres of Industrial and 2,909 acres of Agricultural Ranchette to the new Mixed Use 
Village designation. The 3,411 acre total site is located along the east and west sides of 
SW Citrus Boulevard, north of Martin Highway and adjacent to the northern boundary of 
Martin County. The current designation for the 502 acre Industrial portion of the site 
allows up to 8.8 million square feet of industrial and has an unbuilt site plan approval for 
2.3 million square feet. The current designation for the 2,909 acre Agricultural Ranchette  
portion of the site allows up to 502 dwelling units and has a conceptual site plan showing 
402 dwelling units. The proposed designation of Mixed Use Village would allow 4,200 
dwelling units, 290,000 square feet of commercial, and 2 million square feet of industrial 
uses. In addition, 3 schools, over 150 acres of agriculture, and recreation areas are 
accommodated while still providing approximately 2,400 acres of public open space and 
preserved natural areas. This equates to over 70% of the site as open space. The future 
land use designations on adjacent properties are St. Lucie County to the north across the 
C-23 Canal; Agricultural Ranchette to the south; Rural Density, Estate Density 1 and 
Estate Density 2 across the Turnpike to the east; and Rural Density to the west. 
 
The design of the site, including the form based code to be implemented through 
associated changes to the zoning code, is intended to realize the developer’s vision of a 
community with a mixed-use village center, employment space, new housing choices, 
environmental protection, interconnected streets, and integration with nature. It was 
created after extensive public outreach and involvement over many months.  
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The Martin County staff report indicates that all services are not now in place to serve the 
future residents and businesses, but that the new development will be required to pay the 
full cost of capital improvements necessary to address the impacts of the new 
development. Through the associated text amendment, the majority of the property will 
be within the PUSD and services such as central water and sewer will be extended to 
serve the development.  
 
According to the Martin County staff report, approval of the proposed future land use 
amendment will advance a number of goals in the Comprehensive Growth Management 
Plan, including Goal 4.1 concerning fiscal efficiency, Goal 4.3 to provide opportunities 
for mixed use and traditional neighborhood development, Goal 4.5 to protect natural 
resources, Goal 4.8 to encourage energy conservation, and Goal 4.9 to meet anticipated 
housing needs. It will also facilitate a form of development not currently available in the 
county but encouraged in numerous planning documents in that a compact mixed-use 
development will be created on approximately 1/3 of the site while the remaining 2/3 is 
permanently protected as upland and wetland preserves, active recreational areas, and 
small farms.  

 
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 May 8, 2018. No extrajurisdictional impacts have been 
identified. 
 
Conclusion 
 
Most comprehensive plans do not differentiate between acceptable and preferable development 
forms. Many take a one-size-fits-all, regulatory policy approach to growth management, setting 
minimum standards and focusing on preventing the worst things from happening. Typically, no 
picture or vision is established for the community. No desired or preferred form of development 
is prescribed.  These are weaknesses that undermine the intended effect of comprehensive plans 
to address problems and achieve goals identified by the community. 
 
In 1995, Council made a conscious decision that its comprehensive plan for the Treasure Coast 
Region would overcome these inherent weaknesses and commit to a different approach.  Council 
was clear in that the region should state and illustrate a vision for the future, advocating ways to 
address its particular challenges and opportunities through the application of time-tested regional 
and town planning and urban design principles at all scales of development. Briefly stated, the 
“vision” for the future of the Region is as follows: 
 
Future growth should follow a preferred development form or pattern.  Preferred development 
should address the following regional issues: 
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1. Preservation of the natural environmental and countryside 
2. Revitalization of existing urban areas.  
3. The creation of new towns.  

 
Future development should not sprawl because it is expensive and it degrades the Region’s 
quality of life.  
 
The reason for this is based on Council’s conclusion that all development is not created equal 
and preferred forms of development outperform sprawl in addressing all regional and local issues 
of concern (see Exhibit 11 – Two Ways to Grow). For example, urban form and development 
patterns have a profound regional effect on:  1) how often and how far we drive; 2) how much 
energy we use; 3) how long and well the regional roadway network will function; 4) how much 
air and water pollution we generate; 5) how much the public must spend on public facilities and 
infrastructure; 6) how much land and water we consume; 7) the extent to which upland and 
wetland systems and the countryside are impacted; 8) whether there is an adequate supply of 
affordable housing; 9) how successful we are at infill and redevelopment of our established 
towns and cities; 10) how competitive we are in attracting business and economic development; 
11) the region’s ability to minimize crime and emergency response times; 12) how much public 
money we have to spend on education, the arts, and care of the elderly and children; 13) how 
well we respond and recover from natural disasters; 14) how successful we are in implementing 
the Comprehensive Everglades Restoration Plan and restoring the Loxahatchee River, St. Lucie 
River, and Indian River and Lake Worth Lagoon systems; and many other important regional 
issues and concerns. 
 
The Pineland Prairie plan amendment is consistent with Council’s long-standing vision for the 
future growth and settlement of the region.  If built true to form, this “new town” will deliver the 
positive economic, environmental, and social impacts the county and developer hope to achieve, 
without all the negatives of sprawl.  The Pineland Prairie plan represents a great opportunity for 
the county to ensure there is a regular and walkable network of streets and blocks, resulting  in 
self-contained neighborhoods and mixed-use districts for all ages and incomes, that will 
effectively connect all the important components of public and private life (e.g., sites for homes, 
shopping, parks, jobs, schools, churches, civic uses, etc.). In other words, correcting the 
problems of community design, balance, inclusion, and serviceability that plague much of the 
region. The plan also takes advantage of the leverage local governments have to secure large 
strategic areas of the countryside, in exchange for compact strategic urban patterns of 
development.  
 
Martin County and the developer should be commended for their efforts together in creating the 
master plan for Pineland Prairie. It sets a new bar for future development and serves as a 
wonderful local example for accommodating some of the region’s future growth in a smaller 
footprint.   
 
No adverse effects on regional resources or facilities and no extrajurisdictional impacts have 
been identified. Martin County and the developer are cautioned to carefully plan for the impacts 
on public services and the time necessary to meet them in conjunction with the approval of 
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development orders for the project; especially the public school impacts given the complexity 
and long timeframe of school siting, attendance boundary adjustment, construction, and start-up 
of new or expanded schools and the existing over-capacity status of the schools near the site.  
 
Recommendation 
 
Council should approve this report and authorize its transmittal to Martin County and the Florida 
Department of Economic Opportunity.  
 
Attachments 
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2 Text Changes in Strikeout and Underline Format 
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4 Pineland Prairie Urban Service District Change 
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7 Regional Location Map 
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Text Changes in Strikeout and Underline Format 
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Urban Service District Map 
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Pineland Prairie Urban Service District Change  
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Utility Service Areas 
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Existing Future Land Use Map 
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Regional Location Map 
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Aerial Location Map 
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Concept Plan Based on Existing Designation 
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Concept Plan Based on Proposed Designation 
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Two Ways to Grow 
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