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City of Stuart

AGENDA
LOCAL PLANNING AGENCY /PLANNING ADVISORY BOARD
TO BE HELD JUNE 18, 2020
AT 5:30 PM
COMMISSION CHAMBERS & ZOOM
121 S.W. FLAGLER AVE. STUART, FLORIDA 34994

LOCAL PLANNING AGENCY

Chair - Ryan Strom
Vice Chair - Li Roberts

Board Member - Larry Massing

Board Member - Bill Mathers

Board Member - Christina de la Vega
Board Member - Michael Herbach

Board Member - Campbell Rich
Ex Officio - Garret Grabowski

ADMINISTRATIVE

Development Director, Kev Freeman
Board Secretary, Jordan Pinkston

In compliance with the Americans with Disabilities Act (ADA), anyone who needs a special
accommodation to attend this meeting should contact the City's ADA coordinator at 288-5306
at least 48 hours in advance of the meeting, excluding Saturday and Sunday.

If a person decides to appeal any decision made by the Board with respect to any matter
considered at this meeting, he will need a record of the proceeding, and that for such purpose
he may need to ensure that a verbatim record of the proceedings is made, which record
includes the testimony and evidence upon which the appeal is to be based.
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CALL TO ORDER
ROLL CALL

THIS MEETING WILL BE AHYBRID IN PERSON/REMOTE MEETING.
In Person: City Hall can accommodate a small number of citizen participants.

Teleconference: Citizens can attend from the comfort of their home via telephone, computer, laptop, tablet or
smartphone. Click the below link or call the below phone number to attend.

The city reserves the right to revoke anyone’s virtual attendance for cause, just as the sergeant at arms would at
an in person meeting.

JOIN MEETING:
https://us02web.zoom.us/j/88981959662

If you wish to speak during public comment, click raise hand at bottom of window. Your microphone will be
unmuted when you are called to speak. Your microphone will be deactivated once you have completed your
comment.

Meeting I1D: 889 8195 9662
Dial In numbers:
+1 312 626 6799 US
+1 646 558 8656 US
+1 253 215 8782 US
+1 301 715 8592 US

If you wish to speak during public comment press *9 to raise your hand. You will be called by your partially

displayed phone number so please listen for that number. The host will lower your hand and mute your line after
speaking.

PLEDGE OF ALLEGIANCE

APPROVAL OF MINUTES

Approval of Minutes

COMMENTS FROM THE PUBLIC ON NON-AGENDA ITEMS
COMMENTS FROM THE BOARD MEMBERS

ACTION ITEMS

ORDINANCES

1. ORDINANCE No. 2443-2020: QUASI-JUDICIAL

AN ORDINANCE OF THE CITY OF STUART, FLORIDA, ANNEXING TWO PARCELS OF LAND
SOUTH OF SE MARKET PLACE AND EAST OF SE COMMERCE AVENUE, CONSISTING OF 2.01
AND .92 ACRES EACH, SAID PARCELS BEING MORE FULLY DESCRIBED IN EXHIBIT "A"
ATTACHED HERETO; PROVIDING DIRECTIONS TO THE CITY CLERK; PROVIDING FOR
REPEAL OF ALL ORDINANCES IN CONFLICT, PROVIDING FOR SEVERABILITY; PROVIDING
FOR CODIFICATION; AND PROVIDING FOR AN EFFECTIVE DATE, AND FOR OTHER
PURPOSES.

2. ORDINANCE No. 2444-2020: (QUASI-JUDICIAL)


https://us02web.zoom.us/j/88981959662
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AN ORDINANCE OF THE CITY OF STUART, FLORIDA, AMENDING THE FUTURE LAND USE MAP
OF THE CITY’S COMPREHENSIVE PLAN AND THE CITY’S ZONING MAP FOR TWO PARCELS
OF LAND LOCATED SOUTH OF SE MARKET PLACE AND EAST OF SE COMMERCE AVENUE,
CONSISTING OF 2.01 AND .92 ACRES EACH, SAID PARCELS BEING MORE FULLY DESCRIBED
IN EXHIBIT"A" ATTACHED HERETO; THEREBY ESTABLISHING A FUTURE LAND USE
DESIGNATION FOR BOTH PARCELS TO “INDUSTRIAL” AND CONCURRENTLY A ZONING
DESIGNATION OF “INDUSTRIAL PLANNED UNIT DEVELOPMENT” (IPUD), WHICH SHALL BE
REFLECTED ON THE CITY’S OFFICIAL ZONING MAP; APPROVING A FINAL SITE PLAN;
PROVIDING DIRECTIONS TO THE CITY CLERK; PROVIDING FOR REPEAL OF ALL
ORDINANCES IN CONFLICT, PROVIDING FOR SEVERABILITY; PROVIDING FOR
CODIFICATION; AND PROVIDING FOR AN EFFECTIVE DATE, AND FOR OTHER PURPOSES.

3. BRIDGEVIEW RESIDENTIAL PLANNED UNIT DEVELOPMENT(QJ)(RC):

ORDINANCE No. 2437-2020: AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF
STUART, FLORIDA, AMENDING THE FUTURE LAND USE MAP OF THE CITY’S
COMPREHENSIVE PLAN THEREBY CHANGING THE FUTURE LAND USE DESIGNATION FROM
“COMMERCIAL OFFICE RESIDENTIAL” TO “MULTI-FAMILY DENSITY RESIDENTIAL” FOR A
15.88 ACRE PARCEL ANNEXED BY ORDINANCE NO. 2415-2019, OWNED BY ATLANTIC REALTY
PARTNERS, INC., AND LOCATED ON THE NORTHWEST CORNER OF STATE ROAD 76 (SW
KANNER HIGHWAY) AND SW MARTIN HIGHWAY, SAID LAND BEING MORE FULLY DESCRIBED
IN EXHIBIT “A” ATTACHED; AND FURTHER PROVIDING THAT SAID LANDS SHALL
CONCURRENTLY ESTABLISH THE BRIDGEVIEW RESIDENTIAL PLANNED UNIT
DEVELOPMENT (RPUD) CONSISTING OF TWO HUNDRED TWELVE (212) MULTI-FAMILY UNITS
WITHIN TWO FOUR-STORY APARTMENT BUILDINGS; APPROVING A DEVELOPMENT SITE
PLAN; PROVIDING FOR DEVELOPMENT CONDITIONS AND A TIMETABLE FOR DEVELOPMENT,
DECLARING THE PLAN TO BE CONSISTANT WITH THE CITY’S COMPREHENSIVE PLAN;
PROVIDING DIRECTIONS TO THE CITY CLERK; PROVIDING FOR REPEAL OF ALL
ORDINANCES IN CONFLICT, PROVIDING FOR SEVERABILITY; PROVIDING FOR AN
EFFECTIVE DATE, AND FOR OTHER PURPOSES. (QJ) (RC)

4. ORDINANCE NUMBER 2445-2020; (QUASI-JUDICIAL)(RC):

AN ORDINANCE OF THE CITY OF STUART, FLORIDA AMENDING ORDINANCE NO. 1601-97,
WHICH ASSIGNED COMMERCIAL PLANNED UNIT DEVELOPMENT (CPUD) ZONING TO AN 11.42
ACRE PARCEL OF LAND LOCATED ON THE SOUTH SIDE OF SE MARKET PLACE EAST OF U.S.
HIGHWAY ONE, BEING MORE FULLY DESCRIBED BY EXHIBIT “A” ATTACHED; PROVIDING FOR
MASTER SITE PLAN APPROVAL, DEVELOPMENT CONDITIONS, A TIMETABLE FOR
DEVELOPMENT AND MANDATORY PLATTING FOR A 4.02 ACRE PORTION OF ANNEXED
PARCEL #F21 TO ACCOMMODATE 24,000 SQUARE FEET OF COMMERCIAL DEVELOPMENT
KNOWN AS LAKESIDE MARKET PLACE CPUD; DECLARING THE PROPOSED DEVELOPMENT
TO BE CONSISTENT WITH THE CITY’'S COMPREHENSIVE PLAN; REPEALING ALL
ORDINANCES IN CONFLICT; PROVIDING FOR A SEVERABILITY CLAUSE; ACCEPTANCE BY
THE APPLICANT; AN EFFECTIVE DATE AND FOR OTHER PURPOSES.

STAFF UPDATE
ADJOURNMENT
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CITY OF STUART, FLORIDA
AGENDAITEM REQUEST
Local Planning Agency

Meeting Date:6/18/2020 Prepared by:David Dyess, City Manager
Title of Item:

THIS MEETING WILL BE A HYBRID IN PERSON/REMOTE MEETING.
In Person: City Hall can accommodate a small number of citizen participants.

Teleconference: Citizens can attend from the comfort of their home via telephone, computer, laptop, tablet
or smartphone. Click the below link or call the below phone number to attend.

The city reserves the right to revoke anyone’s virtual attendance for cause, just as the sergeant at arms would
at an in person meeting.

JOIN MEETING:
https://us02web.zoom.us/j/88981959662

If you wish to speak during public comment, click raise hand at bottom of window. Your microphone will be
unmuted when you are called to speak. Your microphone will be deactivated once you have completed your
comment.

Meeting ID: 889 8195 9662
Dial In numbers:
+1 312 626 6799 US
+1 646 558 8656 US
+1 253 215 8782 US
+1 301 715 8592 US

If you wish to speak during public comment press *9 to raise your hand. You will be called by your partially

displayed phone number so please listen for that number. The host will lower your hand and mute your line
after speaking.

Summary Explanation/Background Information on Agenda Request:

Funding Source:

Recommended Action:


https://us02web.zoom.us/j/88981959662
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CITY OF STUART, FLORIDA
AGENDAITEM REQUEST
Local Planning Agency

Meeting Date:6/18/2020 Prepared by:Jordan Pinskton
Title of Item:

Approval of May 21, 2020 LPA Minutes.

Summary Explanation/Background Information on Agenda Request:
N/A

Funding Source:
N/A

Recommended Action:
Approve.

ATTACHMENTS:
Description Upload Date Type

] LPA Minutes 5.21.2020 6/11/2020 Cover Memo
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City of Stuart

__-——-—H"""'-"H- .

MINUTES
LOCAL PLANNING AGENCY/PLANNING ADVISORY BOARD
TO BE HELD MAY 21, 2020 AT 5:30PM
COMMISSION CHAMBERS
121 SW FLAGLER AVE.
STUART, FL 34994

LOCAL PLANNING AGENCY

Chair — Ryan Strom
Vice Chair — Li Roberts
Board Member — Michael Herbach
Board Member — Larry Massing
Board Member — Campbell Rich
Board Member — Bill Mathers
Board Member — Cristina de la Vega
Ex Officio — Garrett Grabowski

ADMINISTRATIVE

Development Director — Kev Freeman
Board Secretary — Jordan Pinkston

CALL TO ORDER

ROLL CALL

Present (Physically): Michael Herbach, L1 Roberts, Ryan Strom
Present (Remotely): Cristina de la Vega, Larry Massing, Campbell Rich
Absent: Bill Mathers

APPROVAL OF MINUTES
Motion: Action: Approve.
Moved by: Michael Herbach
Seconded by: Li Roberts
Motion passed unanimously.



Page 7 of 267

COMMENTS FROM THE PUBLIC ON NON-AGENDA ITEMS: None.
COMMENTS FROM THE BOARD MEMBERS:

Michael Herbach said that we need to work on the parking ordinance and updating the
bylaws.

David Dyess said that the commission will be approving bylaws for each board.
ACTION ITEMS: None.
ORDINANCES:

1. STUART OCEAN RPUD - FIRST READING (QUASI-JUDICIAL)(RC):ORDINANCE
No. 2435-2020: AN ORDINANCE OF THE CITY COMMISSION OF THE CITY
OFSTUART, FLORIDA, TO APPPROVE A REZONING FROM R-3
MULTIFAMILY/OFFICE TORESIDENTIAL PLANNED UNIT DEVELOPMENT
‘RPUD” ON THE CITY’S OFFICIAL ZONING MAP;FOR AN 11.04 ACRES PARCEL,
OWNED BY SERRAGUI GROUP INVESTMENTS LLC, LOCATEDON THE SOUTH
SIDE OF SE OCEAN BLVD BETWEEN THE POINTE ASSISTED LIVING
FACILTYAND KINGSWOOD CONDO ASSOCIATION, SAID LAND BEING MORE
FULLY DESCRIBED INEXHIBIT “A” ATTACHED; ESTABLISHING STUART
OCEAN TOWNHOMES RPUD CONSISTING OFEIGHTY (80) ATTACHED HOMES,;
APPROVING A MASTER SITE PLAN; PROVIDING FOR DEVELOPMENT
CONDITIONS AND A TIMETABLE FOR DEVELOPMENT, DECLARING THE
PLANTO BE CONSISTENT WITH THE CITY’'S COMPREHENSIVE PLAN;
PROVIDING DIRECTIONS TOTHE CITY CLERK; PROVIDING FOR REPEAL OF
ALL ORDINANCES IN CONFLICT; PROVIDINGFOR SEVERABILITY; PROVIDING
FOR AN EFFECTIVE DATE, AND FOR OTHER PURPOSES.

PRESENTATION: Tom Reetz, Senior Planner 5:40PM
Kev Freeman, Development Director
Bob Raynes, Gunster Law Firm
Michael Houston, HJA Design Studio

Mike Mortell swore in attendees giving testimony. 5:45PM

Bob Raynes handed out proposed revisions to the ordinances.

BOARD COMMENT:

Li Roberts asked about the entrance drawings. She suggested correcting the site plan
drawings before going to City Commission.
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Bob Raynes confirmed that it is the entrance on the regular site plan and there is no
alternative.

The applicant confirmed they will clarify the drawings before Commission.

Li Roberts questioned fencing regulations and responsibility for the community to make it
more esthetically pleasing.

Amiee Carlson explained fencing expenses and landscaping regulations.

Li Roberts asked if the developer would be inclined to installing additional fences.

Amiee Carlson said that they do not feel like it is necessary at this time.

Li Roberts asked about removing on-street parking language and making crosswalks the
same material as sidewalks. She said that she was concerned about parking at the mail kiosk

and suggested an alternate parking plan.

Amiee Carlson said that there has been a lot of thought that has gone into this plan and it is
a tight site, so they believe this is the best location for the mail kiosk.

Li Roberts said that she will not support the project if the mail kiosk parking is not
addressed.

Michael Herbach asked if there can be a restriction in place making parking garages
required for parking vehicles only. He asked about a covered bus stop.

Michael Houston said that they do not have anything covered.

Cristina De le Vega said that she was concerned about the opposition from Kingswood
residents. She said that residents should be able to park wherever they want.

Campbell Rich asked about the land use classification they are applying for.

Tom Reetz explained why they needed to apply for an RPUD versus Straight Zoning. He
confirmed where the buffer is located.

Larry Massing asked how the site plan would be different if it was straight zoning, and
clarified it was the west buffer due to the retirement home.

Ryan Strom explained why they were confused about the parking data. He asked about
trash pickup, the existing six-foot wood fence on the western buffer.

Michael Houston said they will likely end up putting a new fence.

Ryan Strom discussed the different access points and traffic.
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Bob Raynes said that is being worked on and addressed.

Ryan Strom said that the wetland retention area is a benefit to the site. He is concerned
about the pool location, mail kiosk, parking and student calculation expected to live there.
He said that he appreciates the density, all of the public meetings and shared his opinion on
the resident letters the board received. He used some of the letters to ask for clarification on
the resident’s questions.

The board and applicant further discussed answers to resident concerns.

Ryan Strom received clarification from Mike Mortell about public comment procedures.
Campbell Rich said that he felt the board received petitions more than letters individual
letters. He asked if there have been any similar projects that have come before that City that
have tried to intergrade into an existing neighborhood to this degree.

Discussion amongst the board about potential past projects that are similar.

Bob Raynes explained the history of the property.

Campbell Rich asked for details about the trail.

Michael Houston said it is a natural pine straw and mulch trail that is about 400 feet.

Cristina de la Vega said that she thinks the trail is very nice and would not want to block it
with a fence. She asked about the location of the pool.

Amiee Carlson explained the location of the pools.

PUBLIC COMMENT:

1. Jack Raynaud (SE Ocean Blvd.) — Representing Phase 3. He said they will now be
working with the applicant on the project and revoked their intervenor.

2. Jane Cornett (US1) — Attorney representing Kingswood 3. She said they have
reached an agreement with Pulte that is beneficial for both parties and their board
approved it yesterday morning. She listed what their agreement covers and
recommended the board approve the project.

3. Laura Giobbi (SE Ocean Blvd.) — wanted to mention that an easement listed does
not include all of the buildings in Kingswood 2. She is concerned about location of
mail kiosk.
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4. Katy Gibbs (Kingswood, Building 16) — She gave an alternate location for the mail
kiosk. She is concerned about everyone coexisting in a positive way and about the
estimation of students expected to live in the community.

BOARD COMMENT:

Li Roberts asked about parking spots next to Kingswood 3 being a possible site for the mail
kiosk.

Michael Houston explained on the map why the kiosk is in a good spot.

Brief discussion occurred informing the board that the intervenor reached an agreement
with Pulte Group that they believe will benefit both parties.

The board continued discussion about the proposed motion.

MOTION: Approval with the following conditions:
1. Correct front elevation plans that show the grass between the sidewalk and road
2. Add a condition that applicant will take care of the fence on the west side of the
property
3. Stripe traffic crossroads
4. Correct narrative on page 53 and 56
5. Move the mail kiosk to another location on the property and potentially eliminate
the six parking spaces upon applicant discretion.
Action: Approve.
Moved by: Li Roberts
Second by: Campbell Rich
Motion failed 5/1 with Li Roberts approving.

AMENDED MOTION: Approval with the following conditions:
1. Correct front elevation plans that show the grass between the sidewalk and road
2. Add a condition that they applicant will take care of fence on the west side of the
property
3. Stripe traffic crossroads
4. Correct narrative on page 53 and 56
Action: Approve.
Moved by: Michael Herbach
Second by: Larry Massing
Motion passed 5/1 with Li Roberts opposing.

2. HARBOR GROVE APARTMENTS RPUD - FLUM AND RE-ZONING (QUASI-
JUDICIAL)(RC):ORDINANCE No: 2436-2020: AN ORDINANCE OF THE
CITY COMMISSION OF THE CITY OFSTUART, FLORIDA, AMENDING
THE FUTURE LAND USE MAP OF THE CITY’'SCOMPREHENSIVE PLAN
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THEREBY CHANGING THE FUTURE LAND USE DESIGNATION
FROM*“COMMERCIAL” TO “MULTI-FAMILY RESIDENTIAL” FOR TWO
PARCELS EQUALING 13.93ACRES, OWNED BY TED GLASRUD
ASSOCIATES, FL, LLC, LOCATED ON THE WEST SIDE OFS.E.
COMMERCE AVENUE, SOUTH OF S.E. INDIAN STREET, AND NORTH OF
S.E. FISCHERSTREET WITH SAID LANDS BEING MORE FULLY
DESCRIBED IN EXHIBIT “A” ATTACHED; ANDFURTHER PROVIDING
THAT SAID LANDS SHALL CONCURRENTLY ESTABLISH THE AHS
ATHARBOR GROVE RESIDENTIAL PLANNED UNIT DEVELOPMENT
RPUD CONSISTING OFTHREE HUNDRED TWENTY FOUR (324) MULTI-
FAMILY UNITS WITHIN NINE (9) INDIVIDUALTHREE-STORY
APARTMENT BUILDINGS; APPROVING A DEVELOPMENT SITE
PLAN;PROVIDING FOR DEVELOPMENT CONDITIONS AND A
TIMETABLE FOR DEVELOPMENT;DECLARING THE PLAN TO BE
CONSISTENT WITH THE CITY’S COMPREHENSIVE PLAN;PROVIDING
DIRECTIONS TO THE CITY CLERK; PROVIDING FOR REPEAL OF
ALLORDINANCES IN CONFLICT; PROVIDING FOR SEVERABILITY;
PROVIDING FOR ANEFFECTIVE DATE, AND FOR OTHER PURPOSES.

PRESENTATIONS: Tom Reetz, Senior Planner 7:38PM

Doug Fitwater, Lucido & Associates

Juan Hernandez, AHS Residential
BOARD COMMENT:
Li Roberts asked for clarification about a generator, wifi, fees for recreational activities,
price range, center hallway between all buildings, sidewalk location, homeless population
on the property, and an additional parking option.

The applicant clarified all questions.

Li Roberts asked to see additional photos. She said that she was concerned about language
regarding rental rates and the calculation.

Juan Hernandez explained the rates that they are looking to charge per bedroom in the
current market.

Discussion regarding the market and rate calculations occurred.
Li Roberts asked about dumpsters, bus stop benches, and interior crosswalks.
Juan Hernandez said they can add a bus stop bench.

Doug Fitzwater said that they are using pervious concrete and will stripe it to indicate that it
is a crosswalk.
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Li Roberts asked about parking and gave possible calculations for additional parking spaces.
She clarified the density with the new calculation.

Juan Hernandez explained their parking calculation and told the board that there is assigned
parking.

Discussion occurred regarding parking concerns and possible options.
Michael Herbach discussed adding in green/electrical vehicle parking spaces to the project.

Juan Hernandez said that they will look into adding it into the project. He said that they
would most likely assign a resident to a space who has an electric vehicle.

Discussion occurred that there is no ordinance requiring electrical charging stations being
implemented into projects, but it can be brought up for discussion.

Cristina de la Vega asked about the current density for the site. She asked about the
developer’s other project sites and their densities.

Kev Freeman spoke about the recent density analysis that the City has done.

Cristina de la Vega said that she was concerned about Indian Street and Commerce
intersection.

Discussion occurred about the traffic in the area.

Campbell Rich asked the applicant about their past projects and clarification what the city
gets from this project.

Juan Hernandez explained past projects and how there 1s a need for workforce housing in
the area.

Campbell Rich asked to see rental rates for other properties they own.

Juan Hernandez said that he is offering value and would be happy to provide the board with
numbers.

Campbell Rich asked about solar panels.
Juan Hernandez said that those are not financially feasible right now.
Discussion about sewer occurred.

Ryan Strom said that this project is positioned strategically for workforce housing and he
thinks this is a good project to see the impact.
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PUBLIC COMMENTS: None.

MOTION: Approve with the following conditions:
1. Addition of school bus bench
2. Striping of eight interior crosswalks
3. Update language on page 211
4. Add infrastructure to support four level 2 charging stations
5. Fix condition number 3 language to reflect 120% of the AMI maximum for 10 years
Moved by: Li Roberts
Second by: Michael Herbach
Motion passed 5/1 with Campbell Rich opposing.

BOARD COMMENT: None.
STAFF UPDATE: None.

ADJOURNMENT:
Motion: Action: Adjourn.
Moved by: Michael Herbach
Seconded by: Larry Massing

Ryan Strom, Chair Jordan Pinkston, Board Secretary
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CITY OF STUART, FLORIDA
AGENDAITEM REQUEST
Local Planning Agency

Meeting Date:6/18/2020 Prepared by: Tom Reetz
Title of Item:

ORDINANCE No. 2443-2020: QUASI-JUDICIAL

AN ORDINANCE OF THE CITY OF STUART, FLORIDA, ANNEXING TWO PARCELS OF
LAND SOUTH OF SE MARKET PLACE AND EAST OF SE COMMERCE AVENUE,
CONSISTING OF 2.01 AND .92 ACRES EACH, SAID PARCELS BEING MORE FULLY
DESCRIBED IN EXHIBIT "A" ATTACHED HERETO; PROVIDING DIRECTIONS TO THE
CITY CLERK; PROVIDING FOR REPEAL OF ALL ORDINANCES IN CONFLICT;
PROVIDING FOR SEVERABILITY; PROVIDING FOR CODIFICATION; AND PROVIDING
FOR AN EFFECTIVE DATE, AND FOR OTHER PURPOSES.

Summary Explanation/Background Information on Agenda Request:

Staff had agreed to advertise the request for voluntary annexation of a 2.01 acre parcel and a .92 acre
parcel, located on the south side of SE Market Place and west of SE Commerce Avenue in
unincorporated Martin County.

The property is currently under code violation with Martin County for use as a salvage yard. The owner has
entered into a stipulation agreement with the county and is in the process of cleaning up the property. The
City informed the applicant that it will not move forward on the anexarion u til the code matter has been resolved.

At the time of preparation of this agenda item, the applicant's attorney has not provided evidence of having met
the terms of the stipulation, therefore staff request that this item be continued to a date certain of July 16, 2020.

Funding Source:
N/A

Recommended Action:
Staff request that this item be continued to the next regularly scheduled Local Planning Agency meeting on July
16, 2020.
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CITY OF STUART, FLORIDA
AGENDAITEM REQUEST
Local Planning Agency

Meeting Date:6/18/2020 Prepared by: Tom Reetz
Title of Item:

ORDINANCE No. 2444-2020: (QUASI-JUDICIAL)

AN ORDINANCE OF THE CITY OF STUART, FLORIDA, AMENDING THE FUTURE LAND
USE MAP OF THE CITY’S COMPREHENSIVE PLAN AND THE CITY’S ZONING MAP FOR
TWO PARCELS OF LAND LOCATED SOUTH OF SE MARKET PLACE AND EAST OF SE
COMMERCE AVENUE, CONSISTING OF 2.01 AND .92 ACRES EACH, SAID PARCELS BEING
MORE FULLY DESCRIBED IN EXHIBIT "A" ATTACHED HERETO; THEREBY
ESTABLISHING A FUTURE LAND USE DESIGNATION FOR BOTH PARCELS TO
“INDUSTRIAL” AND CONCURRENTLY A ZONING DESIGNATION OF “INDUSTRIAL
PLANNED UNIT DEVELOPMENT” (IPUD), WHICH SHALL BE REFLECTED ON THE CITY’S
OFFICIAL ZONING MAP; APPROVING A FINAL SITE PLAN; PROVIDING DIRECTIONS TO
THE CITY CLERK; PROVIDING FOR REPEAL OF ALL ORDINANCES IN CONFLICT;
PROVIDING FOR SEVERABILITY; PROVIDING FOR CODIFICATION; AND PROVIDING
FOR AN EFFECTIVE DATE, AND FOR OTHER PURPOSES.

Summary Explanation/Background Information on Agenda Request:

Staff had agreed to advertise the request for Land Use Amendment and Zoning change of a 2.01 acre parcel
and a .92 acre parcel, located on the south side of SE Market Place and west of SE Commerce Avenue in
unincorporated Martin County.

The property is currently under code violation with Martin County for use as a salvage yard. The owner has
entered into a stipulation agreement with the county and is in the process of cleaning up the property. The
application will not move forward until the code matter is resolved.

At the time of preparation of this agenda item, the applicant's attorney has not provided evidence of having met
the terms of the stipulation, therefore staff request that this item be continued to a date certain of July 16, 2020.

Funding Source:
N/A

Recommended Action:
Staff request that this item be continued to the next regularly scheduled Local Planning Agency meeting on July
16, 2020.
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CITY OF STUART, FLORIDA
AGENDAITEM REQUEST
Local Planning Agency

Meeting Date:6/18/2020 Prepared by: Stephen Mayer
Title of Item:

BRIDGEVIEW RESIDENTIAL PLANNED UNIT DEVELOPMENT(QJ)(RC):

ORDINANCE No. 2437-2020: AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF
STUART, FLORIDA, AMENDING THE FUTURE LAND USE MAP OF THE CITY’S
COMPREHENSIVE PLAN THEREBY CHANGING THE FUTURE LAND USE DESIGNATION
FROM “COMMERCIAL OFFICE RESIDENTIAL” TO “MULTI-FAMILY DENSITY
RESIDENTIAL” FOR A 15.88 ACRE PARCEL ANNEXED BY ORDINANCE NO. 2415-2019,
OWNED BY ATLANTIC REALTY PARTNERS, INC., AND LOCATED ON THE NORTHWEST
CORNER OF STATE ROAD 76 (SW KANNER HIGHWAY) AND SW MARTIN HIGHWAY, SAID
LAND BEING MORE FULLY DESCRIBED IN EXHIBIT “A” ATTACHED; AND FURTHER
PROVIDING THAT SAID LANDS SHALL CONCURRENTLY ESTABLISH THE BRIDGEVIEW
RESIDENTIAL PLANNED UNIT DEVELOPMENT (RPUD) CONSISTING OF TWO HUNDRED
TWELVE (212) MULTI-FAMILY UNITS WITHIN TWO FOUR-STORY APARTMENT
BUILDINGS; APPROVING A DEVELOPMENT SITE PLAN; PROVIDING FOR
DEVELOPMENT CONDITIONS AND A TIMETABLE FOR DEVELOPMENT, DECLARING
THE PLAN TO BE CONSISTANT WITH THE CITY’S COMPREHENSIVE PLAN; PROVIDING
DIRECTIONS TO THE CITY CLERK; PROVIDING FOR REPEAL OF ALL ORDINANCES IN
CONFLICT; PROVIDING FOR SEVERABILITY; PROVIDING FOR AN EFFECTIVE DATE,
AND FOR OTHER PURPOSES. (QJ) (RC)

Summary Explanation/Background Information on Agenda Request:

The intent of this application is to request a Large-scale future land use map (FLUM) amendment to the City’s
Comprehensive Plan Residential Planned Unit Development assigning a “Multi-Family Density Residential’ land
use, and a Zoning designation of (RPUD) on the City of Stuart Zoning Map. The subject property is 15.88
acres. The property is currently undeveloped. The intent of this project is to allow 212 attached multi-family
apartment homes within two 4-story buildings to be developed on the site while upgrading the drainage and
enhancing the upland and wetland preserve.

The 15.88-acre parcel was annexed into the city via Ordinance No. 2415-2019. The applicant is requesting to
assign a RPUD zoning district to establish a new site plan and is requesting to assign a Future Land Use
designation of Multi-Family Residential in order develop the property for 212 multi-family residential units. The
property currently has a Martin County approval for 99,000 square feet of office use, 2 story building over 1
story of parking, and 30’ in height. The approved office building is sited 52’ from the north property line.

The applicant is requesting the following four (4) waivers from the City’s Land Development Code:

1. Section 6.03.02: Drainage Specifications. Finished Floor Elevations of all buildings shall not be lower than 18
inches above the crown of the street on which the building fronts.

Request: The applicant is requesting the finished floor elevation to be 8.25 feet, which is 2.25 feet above the
FEMA flood elevation requirements, however, is below the 9-foot elevation of Kanner Highway. The applicant
has provided an engineering statement, prepared by MacKenzie Engineering and Planning, Inc., justifying a
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relief from the code.

2. Section 6.01.13: Off-Street Parking Schedule. 1.5 parking spaces per unit (studios and 1 bedroom), and 2
parking spaces per unit (2 or more bedroom)

Request: The applicant is requesting a reduction in the number of required parking spaces. The applicant is
justifying a smaller number of parking spaces, as they are providing for full protection of the wetlands on site,
and they are holding to an industry standard for multi-family developments, at a ratio of 1.6 (or 1.6 parking
spaces per unit, which is similar to the City’s requirement for 1 bedroom multi-family).

3. Section 6.04.06. Land Use Transitions and Landscape Buffers. The buffer width requirement for a 4-story
multi-family use adjacent to a single-family or multi-family use is 55'.

Request: The applicant is requesting a 25 wide landscape buffer along the northern property line, where the
proposed multi-family use is abutting an existing mobile home park use. The separation between the nearest
four-story building and the northern property line is 96.87’. Within this zone, there are three layers of
landscaping (foundation planting, interior parking islands, and a heavily planted 25-foot native buffer (with 12’-20’
trees and 16’-25 palms). The applicant has also provided a 6 wall to strengthen the visual barrier. The applicant
has provided a visual sightline study demonstrating that the view from the 4th story balcony will be blocked by the
landscaping, and that the view from the existing mobile homes will be significantly diminished by the screen wall,
the landscaping and the distance separating the proposed buildings from the existing residences. Staff
recommends that the applicant provide a heavy landscaping buffer that doubles the visual barrier of a
landscaping buffer that would normally be in a 55" wide buffer. The width of the buffer is not as important as the
density and visual impact that can be provided with an enhanced buffer screen that is 25, which is wider than
the required buffer screen pursuant to Section 6.04.06A.5.b, which states the buffer screen shall be 25% of the
buffer width (or 13.75 feet).

Furthermore, the building is located 96.87 feet from the property line. A 3-story office building has been
approved for the site only 52’ from the property line. It is reasonable that the additional 100’ feet separation
proposed by the applicant is justified for the additional story. Staff also notes that the applicant has removed
north facing balconies from the building closest to Riverland Park. North facing balconies remain on the second
building, but this building is located 154.3 feet from the property line.

4. Section 5.03.02 Wetland Protection Standards. The applicant is required to provide a minimum width of an
upland buffer of 75 and at no point less than 50'. This is due to the wetland being an outstanding resource,
consisting of mangroves.

Request: The applicant is providing a minimum average width of 75’, however, due to site constraints, the
minimum buffer narrows to 42.4’ at one location. Staff is recommending the use of native groundcover, in lieu of
sod in this location, which serves as a buffer between the surface parking area and the upland buffer. The
applicant is using Florida Gamma grass and using 100% native plants along the entire length of the buffer
between the parking spaces and the wetland buffer. The width of this native planting is 10 feet. If this area is
credited toward being similar to an upland buffer, the minimum buffer would be over 50' and therefore
acceptable. The waiver would then be to accept the native treatment as upland buffer. Staff is in support of such
a waiver, due to the severe site constraint in this narrow portion on the south side of the property, and the
inclusion of native vegetation to simulate the natural appearance of the upland buffer.

Staff has meet with representatives of the Riverland Mobile Home Park on two occasions to discuss the
applicant’s proposal. Staff understands that although the HOA does not represent the views of every resident,
there is a mostly unified opposition to some of the elements of the proposal. Although the applicant has modified
their wall proposal toward an agreement, the buffer width remains the most important disagreement with the
development. In combination with the parking waiver requested, it appears to the Riverland community that the
development is too dense and should remove a floor from the building height.

At the date of this staff report, a letter stating the Riverland homeowner’s perspective was not available, but staff
will provide such a letter when it is made available to staff.



Funding Source:

N/A

Recommended Action:

Motion to recommend approval and move to the City Commission.

ATTACHMENTS:
Description
0  Ordinance 2437-2020

o P P D ODP P DDPPDDODDQFDPDO0DPDDOD0 P D@

Staff Report

Staff Comp Plan review

RPUD Checklist

Master Plan

Site Plan

Landscape Plan

Architectural Elevations and footprints
Traffic Report

Concurrency Traffic Analysis
Environmental Assessment

Tree Disposition Plan

FFE Waiver Justification
Service Availability Letter

Survey

Drainage Easement Statement
Applicant Response to Staff Comments
Applicant Justification Statement
Photo Rendering

Photo Rendering 2

Photo Rendering 3

Riverland HOA Letter

Upload Date
6/8/2020

6/8/2020
3/11/2020
3/11/2020
6/8/2020
6/8/2020
6/8/2020
6/8/2020
3/9/2020
3/9/2020
3/11/2020
3/11/2020
3/9/2020
3/9/2020
3/9/2020
6/8/2020
6/8/2020
6/8/2020
6/8/2020
6/8/2020
6/8/2020
6/11/2020

Page 18 of 267

Type
DRAFT
ORDINANCE

Staff Report
Backup Material
Attachment
Exhibit

Exhibit

Exhibit

Exhibit
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Backup Material
Backup Material
Backup Material
Backup Material
Backup Material
Backup Material



Page 19 of 267

BEFORE THE CITY COMMISSION
CITY OF STUART, FLORIDA

ORDINANCE NUMBER 2437-2020

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF STUART,
FLORIDA, AMENDING THE FUTURE LAND USE MAP OF THE CITY’S
COMPREHENSIVE PLAN THEREBY CHANGING THE FUTURE LAND USE
DESIGNATION FROM “COMMERCIAL OFFICE RESIDENTIAL” TO “MULTI-
FAMILY DENSITY RESIDENTIAL” FOR A 15.88 ACRE PARCEL ANNEXED BY
ORDINANCE NO. 2415-2019, OWNED BY ATLANTIC REALTY PARTNERS, INC,,
AND LOCATED ON THE NORTHWEST CORNER OF STATE ROAD 76 (SW
KANNER HIGHWAY) AND SW MARTIN HIGHWAY, SAID LAND BEING MORE
FULLY DESCRIBED IN EXHIBIT “A” ATTACHED; AND FURTHER PROVIDING
THAT SAID LANDS SHALL CONCURRENTLY ESTABLISH THE BRIDGEVIEW
RESIDENTIAL PLANNED UNIT DEVELOPMENT (RPUD) CONSISTING OF TWO
HUNDRED TWELVE (212) MULTI-FAMILY UNITS WITHIN TWO FOUR-STORY
APARTMENT BUILDINGS; APPROVING A DEVELOPMENT SITE PLAN;
PROVIDING FOR DEVELOPMENT CONDITIONS AND A TIMETABLE FOR
DEVELOPMENT, DECLARING THE PLAN TO BE CONSISTANT WITH THE CITY’S
COMPREHENSIVE PLAN; PROVIDING DIRECTIONS TO THE CITY CLERK;
PROVIDING FOR REPEAL OF ALL ORDINANCES IN CONFLICT; PROVIDING
FOR SEVERABILITY; PROVIDING FOR AN EFFECTIVE DATE, AND FOR OTHER
PURPOSES.

% %k ok ok 3k
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WHEREAS, the City Commission held a properly noticed hearing at a regularly
scheduled City Commission to consider the application by Atlantic Realty Partners, Inc., for a
15.88 acre parcel of land located on the northwest corner of State Road 76 (also known as SW
Kanner Highway) and SW Martin Highway; and

WHEREAS, the City of Stuart has determined the need to change the Future Land Use
and Land Development zoning district for said lands; and

WHEREAS, the City Commission, has considered the Petitioner's voluntary request for
land use designations, a rezoning to RPUD, and has also considered the recommendation of the
City staff; and

WHEREAS, the Applicant has committed to the City that its development will comply with all
development codes, plans, standards and conditions approved by the City Commission; and that it will
bind its successors in title to any such commitments made upon approval of the approved RPUD; and

WHEREAS, at the hearing the applicant showed by substantial competent evidence that the
application is consistent with the Stuart Comprehensive Plan, and the Land Development Code of the
City, and with the procedural requirements of law; and

WHEREAS, the RPUD development will be in harmony with surrounding properties and their

anticipated development;

WHEREAS, the foregoing recitals are true and adopted as findings of fact and conclusions of
law.

WHEREAS, the property is legally described in “Exhibit A” of this ordinance. A map
depicting the property is attached hereto as Exhibit “B” and made a part hereof by reference; and
development conditions including a timetable for construction of amenities attached hereto as

Exhibit “C”;
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NOW THEREFORE, BE IT ORDAINED BY THE CITY COMMISSION OF THE CITY
OF STUART, FLORIDA THAT:

SECTION 1: The following new documents are on file as public records of the City, at
the office of the City Clerk in City Hall, and attached hereto as Exhibit “D”, hereinafter the
“Development Documents”, shall be deemed a part of the development conditions, and shall

supplement any earlier approvals:

a. The Master Plan, Sheet MP-1, by Gentile, Glas, Holloway, O’Mahoney, and
Associates, Inc., dated 4.3.20

b. Site Plan, Sheets SP-1 and SP-2, by Gentile, Glas, Holloway, O’Mahoney, and
Associates, Inc., dated 4.3.20

¢. The Landscape Plan, Sheets LP-1, thru LP-3, by Gentile, Glas, Holloway,
O’Mahoney, and Associates, Inc., dated 4.3.20

d. Architectural Elevations, Sheets A2.10, A2.20A and A2.20B, prepared by
Charlan Brock Associates, dated 3.10.20

e. Survey, prepared by GCY Incorporated, dated 5.28.19

f. Bridgeview Environmental Assessment Report, prepared by EW Consultants,

Inc. dated 3.20.20

SECTION 2: The Future Land Use designation in the City's Comprehensive Land Use
Plan shall be established as "Multi-Family Density Residential". This ordinance may not
become effective until 31 days after adoption. If challenged within 30 days after adoption, this
ordinance may not become effective until the state land planning agency or the Administration
Commission, respectively, issues a final order determining that the adopted large-scale land use

amendment is in compliance as defined in s. 163.3184(1)(b).
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SECTION 4: The Land Development (Zoning) District designation on the City of Stuart
Official Zoning Map shall be established as "RPUD” Residential Planned Unit Development
subject to the appeal period stated in Section 2, above.

SECTION 5: Except as otherwise provided herein, no development permits, site
permits, or building permits shall be issued by the City except in compliance with the City’s
Land Development Code.

SECTION 6: All ordinances or parts of ordinances in conflict with this ordinance or any
part thereof is hereby repealed to the extent of such conflict. If any provision of this ordinance
conflicts with any contractual provision between the City and the developer of the site, this
ordinance shall prevail.

SECTION 7: If any provision of this ordinance or the application thereof to any person
or circumstance is held invalid, the invalidity shall not affect other provisions or applications
which can be given effect without the invalid provision or application, and to this end the
provisions of this ordinance are declared severable.

SECTION 8: This ordinance shall be effective upon the last of the following to occur:
adoption by the City Commission, and proper execution and acceptance by the Owner.
However, the Future Land Use and Zoning Designations granted herein shall not be effective
until thirty-one (31) days after adoption, and as otherwise provided by law.

SECTION 9: Upon complete execution of this Ordinance, including the Acceptance and
Agreement by the Owner, the City Clerk is directed to record a Certified Copy of the same in the

Public Records of Martin County, Florida.
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Passed on first reading the ___ day of 2020.
Commissioner offered the foregoing Ordinance and moved its adoption. The motion
was seconded by Commissioner and upon being put to a roll call vote, the vote was as
follows:

YES | NO | ABSENT | ABSTAIN

MICHAEL J. MEIER, MAYOR

EULA R. CLARKE, VICE MAYOR
BECKY BRUNER, COMMISSIONER
MERRITT MATHESON, COMMISSIONER

ADOPTED on second and final reading this ___ day of , 2020.

ATTEST:

MARY R. KINDEL MICHAEL J. MEIER
CITY CLERK MAYOR
APPROVED AS TO FORM

AND CORRECTNESS:

MICHAEL J. MORTELL
CITY ATTORNEY
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ACCEPTANCE AND AGREEMENT

BY SIGNING THIS ACCEPTANCE AND AGREEMENT, THE UNDERSIGNED HEREBY
ACCEPTS AND AGREES TO ALL OF THE TERMS AND CONDITIONS CONTAINED IN
A RESIDENTIAL PLANNED UNIT DEVELOPMENT AND IN ALL EXHIBITS,
ATTACHMENTS AND DEVELOPMENT DOCUMENTS, INTENDING TO BE BOUND
THEREBY, AND THAT SUCH ACCEPTANCE AND AGREEMENT IS DONE FREELY,
KNOWINGLY, AND WITHOUT ANY RESERVATION, AND FOR THE PURPOSES
EXPRESSED WITHIN THE ABOVE ORDINANCE. IF IT IS LATER DISCOVERED THAT
THE UNDERSIGNED, OR ITS SUCCESSORS OR ASSIGNS HAVE FAILED IN ANY
MATERIAL WAY TO DEVELOP THIS RESIDENTIAL PLANNED UNIT DEVELOPMENT
ACCORDING TO THIS ORDINANCE, ITS CONDITIONS, AND THE DEVELOPMENT
PLANS AND DOCUMENTS, THE UNDERSIGNED UNDERSTANDS AND AGREES THAT
THIS ORDINANCE MAY BE AMENDED OR REPEALED BY THE CITY COMMISSION,
AND THAT OTHER ACTIONS MAY BE TAKEN AGAINST THE UNDERSIGNED BY
THE CITY, INCLUDING BUT NOT LIMITED TO CODE ENFORCEMENT ACTIONS,
PERMIT AND LICENSING REVOCATIONS, AND ALL APPLICABLE CIVIL AND
CRIMINAL ACTIONS.

IN WITNESS WHEREOF THE UNDERSIGNED HAS EXECUTED THIS ACCEPTANCE
AND AGREEMENT:

WITNESSES:

Print Name:

Print Name:
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OWNERS ACKNOWLEDGMENT

STATE OF FLORIDA,
COUNTY OF

The above Ordinance, Acceptance and Agreement was acknowledged before me by means
of || physical presence or |_] online notarization, this day of
2020, by

Personallv Known OR Produced Identification
Type of ID Produced

Signature of Notary Public:
Commission Expires:

Notary Seal:

CITY’S ACKNOWLEDGMENT

STATE OF FLORIDA,
COUNTY OF

The above Ordinance, Acceptance and Agreement was acknowledged before me by means
of || physical presence or| | online notarization. this  day of . 2020,
by MICHAEL J. MEIER, Mayor, and Mary R. Kindel, City Clerk, respectively, of the City of
Stuart, Florida, a Florida municipal corporation.

Personally Known OR Produced Identification
Type of ID Produced

Signature of Notary Public:

Commission Expires:

Notary Seal:
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EXHIBIT A - LEGAL DESCRIPTION

Legal Description
PARCEL CONTROL NUMBER 403841001051000002
NORTH PARCEL

Commencing at the intersection of the North line of the Miles or Hanson Grant and the Westerly right of way line of State Road No. 76; thence South 20°42'45" East,
a distance of 1500.00 feet to the Point of Beginning; thence continuing along said Westerly right-of-way line, South 20°42'45" East, a distance of 439.03 feet; thence
South 06°32'38" East, a distance of 49.16 feet; thence South 20°42'48" East, a distance of 318.71 feet to a point on the Northerly Right-of-Way line of S.W. Martin
Highway; thence along said line South 22°47'40" West, a distance of 55.18 feet; thence South 68°30'26" West, a distance of 152.45 feet to the beginning of a
tangent curve concave to the North having a radius 881.25 feet; thence Northwesterly along the arc of said curve through a central angle of 41°32'17" a distance
638.889 feet to a tangent line; thence North 69°12'10" West, a distance of 380.47 feet to a point on the Mean High Water Line; thence along said line North 03°47'25"
East, a distance of 50.12 feet; thence North 16°40'46" East, a distance of 48.08 feet; thence North 05°17'18" West, a distance of 65.43 feet; thence North 34°10'01"
East, a distance of 139.17 feet; thence North 31°06'00" East, a distance of 167.15 feet to a point on the South River Land Mobile Home Park (unrecorded); thence
North 65°59'26" East, a distance of 760.50 feet to the Point of Beginning.

Containing 15.88 Acres, more or less.
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EXHIBIT B - LOCATION MAP

'Cpé;l in']’ City

PROPERTY
LOCATION

r
- -

PCN: 40-38-41-00-10-510-0002
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EXHIBIT C - DEVELOPMENT CONDITIONS

Approved Plans and Documents

2. The Bridgeview Residential RPUD project and use thereof shall comply with the

following drawings:

a. The Master Plan, Sheet MP-1, by Gentile, Glas, Holloway, O’Mahoney, and
Associates, Inc., dated 4.3.20

b. Site Plan, Sheets SP-1 and SP-2, by Gentile, Glas, Holloway, O’Mahoney,
and Associates, Inc., dated 4.3.20

c¢. The Landscape Plan, Sheets LP-1, thru LP-3, by Gentile, Glas, Holloway,
O’Mahoney, and Associates, Inc., dated 4.3.20

d. Architectural Elevations, Sheets A2.10, A2.20A and A2.20B, prepared by
Charlan Brock Associates, dated 3.10.20

e. Survey, prepared by GCY Incorporated, dated 5.28.19

f. Bridgeview Environmental Assessment Report, prepared by EW

Consultants, Inc. dated 3.20.20

3. Any modifications to the Master RPUD Site Plan that exceeds 10% of the approved
building footprint, building setbacks, gross square footage, building location, parking
size, location and number of parking, drainage areas, and location of landscaping may
be approved by the City’s Development Director, provided however, the Development

Director may refer the matter to the City Commission for approval via a public hearing.

4. Development of the Subject Property as a RPUD shall include an impervious area of no
more than (30%) impervious coverage for the RPUD. The maximum building height
within the RPUD shall be 4 stories or 45°. Height shall be measured from the lowest
permissible finished first floor elevation to the surface of a flat roof and to the eave of a

pitched roof.

10
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5. Notwithstanding any presence of premium parking, at no time shall any parking space
be deemed unavailable for use due to an absence of a lease agreement for the use of

said space.

6. Prior to certificate of occupancy of the last building, the applicant shall provide an
engineer’s written confirmation attesting that the RPUD’s storm water system is in

place and functioning in compliance with all approved plans and specifications.

7. Erosion and dust control measures to be implemented during construction shall be
provided on the civil plans and submitted during site permit review. Water trucks shall
be provided by the applicant as necessary during construction in order to reduce dust

generated on-site.

8. Prior to clearing of the entire site, the applicant shall install a 4-foot silt fence/barrier
along the northern property boundary that will inhibit wildlife from crossing into the
Riverland Mobile Home Park.

9. Prior to construction, the applicant shall install the buffer and wall along the northern

property boundary.

Landscaping

10. The common areas including the projects community recreation areas and entry
features shall be provided with landscaping with an irrigation system of sufficient

capacity to maintain the landscaping in a healthy growing condition.

11. The City’s landscape inspector shall have the opportunity to inspect all trees and/or
landscape material with the landscape architect prior to installation. The developer

shall bear the pass-thru fee for landscape consulting fees not to exceed $1,500.00.

12. A Landscape maintenance plan, executed in accordance with the Land Development
Regulations, shall be submitted to the Development Department and approved prior to

the issuance of a vertical construction building permit.

11
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13. Prior to Certificate of Occupancy, all prohibited exotics and invasive species shall be

removed from the entire site.

Required Open Space and Native Preserve Area

14. Open Space, not including wetlands and required internal landscaping. The RPUD shall
be maintain the open space as depicted on the Site Plan by Gentile, Glas, Holloway,
O’Mahoney and Associates, Inc. as described in Exhibit C. Required open space may
include native vegetation areas and landscape buffers between the RPUD and adjacent
property; however, other required landscaping shall not count towards the open space

requirement.

15. Excluding wetlands defined by the South Florida Water Management District, not less
than 33.4% of the total development site shall remain as undeveloped and recreated
native vegetation area. The required native vegetation area may include open space
areas and the landscape buffer between the site and adjacent property; however, other
required landscaping shall not count towards the native vegetation requirement. The
location of the native vegetation shall comply with the project’s landscape plan, by
Gentile, Glas, Holloway, O’Mahoney and Associates, Inc. The project shall adhere to
the Preserve area mitigation and monitoring plan provided to the City prior to vertical
construction building permit approval. The owner and developer shall adhere to the
provisions of the Wetland Maintenance and Monitoring Plan and permanent

maintenance will be the responsibility of the Developer, their successors or assigned.

Tree Mitigation

16. The project shall comply with Section 5.05.02 of the “Tree replacement and protection
requirements" of the City’s Land Development Code.

Prior to Issuance of Site Permits

17. Applicant shall provide a digital boundary survey and civil plan prior to the issuance of

a site permit.

12
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18. Civil Plans shall be reviewed and approved by all applicable City departments prior to

the issuance of a site permit.

19. All regulatory agency permits, including but not limited to the South Florida Water
Management District and Army Corp of Engineers, shall be obtained by the applicant
and copies provided to the City prior to the commencement of any development

activities.

20. All development activities shall comply with the City’s Concurrency Management

System prior to the issuance of building permits.

Development and Construction

21. The Developer shall construct the project’s infrastructure in one phase.

22. The Developer shall install landscaping at the development’s entry as shown on the

landscaping plan prior to the first certificate of occupancy for a residential unit.

23. The property owner shall provide easements for licensed television services. Preserve
area easements shall be dedicated to state agencies with the City of Stuart having the

option to have those same easements.

24. In the event of any conflict in the provisions of Exhibit ‘C’ Development Conditions
and attached exhibits, Exhibit ‘C’ shall prevail.

25. Prior to certificate of occupancy of the last building, the applicant shall provide an
engineer’s written confirmation attesting that the RPUD’s storm water system is in
place and functioning in compliance with all approved plans and specifications.

26. Erosion and dust control measures to be implemented during construction shall be
provided on the civil plans and submitted during site permit review. Water trucks shall
be provided by the applicant as necessary during construction in order to reduce dust
generated on-site.

13
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27.

28.

29.

30.

31.

32.

Signage

33.

All utility improvements constructed by the developer within Florida’s Department of
Transportation’s right-of-way, shall be constructed in a manner and form acceptable to
the FDOT. The developer shall grant any such utility easements necessary for this site
as may be required by the FDOT.

The projects turn lanes as described on the project’s Master Site plan shall be
completed before the first Certificate of Occupancy from either building is issued.

The project’s storm water facilities, specifically the Native Planting schemes at the
detention/retention areas/wetlands, will be designed using Low Impact Development
“(LID) Techniques as described in the University of Florida IFSA Extension
publication LID Practices: Integration Wetlands and Enhancing Storm water Basins”.
The proposed dry retention shall have native grasses along the edges of the retention
area are to become part of the stormwater filtration process.

Temporary or freestanding storage units are prohibited on the property once

construction is complete.

Site work including but not limited to land preparation, lake excavation, clearing and
grading, drainage and water, sewer and irrigation lines, and private road shall be
reviewed approved by the city’s public works department and the city’s engineering

consultant prior to permitting.

There shall be no northern facing balconies on any floor of the westernmost building.
Any wrap around balconies on the corner shall have a privacy wall on the northern side.

All windows on this side shall be clear story windows.

All signs throughout the RPUD must have a consistent treatment, as to number,
location, size, height, lighting, and materials with a unified theme throughout the
Planned Unit Development. The development’s monument sign shall adhere to the

Proposed Entry Monument Sign drawing by Lucido and Associates.

14
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HOA Requirements & Future Amendments

34. Owner shall not subject the Property to any condominium conversion and neither shall

any portion of the Property be converted to units for sale in connection with a

condominium conversion nor shall the title to any such units be transferred to any party

other than being held as a single parcel for the purposes of apartment rental unless

owner amends this restriction through a minor PUD amendment process.

35. Any applications to amend this Ordinance shall be limited to the Developer.

36. The City may elect at any time to assign a future land use designation of

“Conservation” to the PUD’s preserve areas without objection by the owners. Further,

the City may at its discretion, take over maintenance of the preserve area(s) without

objection by the owners.

37. Timetable for development shall be as follows:

Site and building permit application deemed
sufficient for permit review under city codes and
standards.

December 1, 2022

Final Certificate of Occupancy for all site and

building improvements.

December 1, 2023

Allowable Uses

38. The following uses shall be permitted:
a. Multi-Family Residential

b. Home Occupations in accordance with the City’s Land Development Code.

15
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June 18, 2020

Project Name: Bridgeview RPUD -
FLU & Zoning assignment

Property Owner: Atlantic Realty Partners, Inc. (Contract
Purchaser)

PCN #: 40-38-41-001-051-00000-2

Applicant/Petitioner: Atlantic Realty Partners, Inc.
(Contract Purchaser)

Ordinance No: 2437-2020

Agent/Representative: Gentile, Glas, Holloway,
O’Mahoney and Associates

Case Planner: Stephen Mayer

Location: On the Northwest Corner of State Road 76 (SW Kanner Highway) and SW Martin Highway

PROJECT SUMMARY
Property Size (area) 15.88 Acres
Present Use Undeveloped

Subject Property Land Use

Commercial Office Residential — Martin County

North | Martin County TP (Trailer Park) (Riverland Mobile
Home Park)
Adjacent FLU South | Martin County COR (Vacant)
East Commercial (Cleveland Clinic)
West | St. Lucie River
Subject Property Zoning Commercial Office Residential (COR-1)
North | Martin County — Mobile Home (Riverland Mobile Home
Park)
Adjacent Zoning South | Martin County COR (Vacant)
East CPUD (Cleveland Clinic)
West St. Lucie River

Proposed Land Use Designation &
Zoning District

Multi-family Density Residential (RPUD)

Proposed Zoning District

Residential Planned Unit Development RPUD

Proposed Use 212 Multi-family Apartments
City Approvals Building Department — No comments at this time.
Fire Department — See comments attached
Public Works — See comments attached
Police Department — No comments at this time
Brief Explanation The intent of this application is to request a Large-scale

future land use map (FLUM) amendment to the City’s
Comprehensive  Plan  Residential Planned  Unit

1
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Development assigning a “Multi-Family Density
Residential” land use, and a Zoning designation of
(RPUD) on the City of Stuart Zoning Map. The subject
property is 15.88 acres. The property is currently
undeveloped. The intent of this project is to allow 212
attached multi-family apartment homes within two 4-
story buildings to be developed on the site while
upgrading the drainage and enhancing the upland and
wetland preserve.

Staff Recommendation: Staff recommends approval for the Future Land Use designation to
Multi-Family Density Residential and zoning district designation to RPUD (Residential Planned
Unit Development).
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STAFF REPORT AND RECOMMENDATION

I. LEGAL NOTICE REQUIREMENTS

I1.

A.

C.

D.

Requirements for Application — The applications for the Future Land Use amendment to
Multi-Family Density Residential, and zoning district designation to RPUD have been
noticed in accordance with the requirements set forth in Sections 11.01.02, 11.01.09, and
11.02.00 of the Land Development Regulations.

Site Posting Date: 3-2-2020
Mail Notice Postmark: 3-2-2020 to property owners within 300 feet

Publication Date: 10 days prior to Second Reading

LARGE SCALE COMPREHENSIVE PLAN AMENDMENT AND ZONING MAP
AMENDMENT ORDINANCE NO. 2398-20198

III. APPLICATION: Dated January 16, 2020

IV.HISTORY OF THE SITE

The 15.88-acre parcel was annexed into the city via Ordinance No. 2415-2019. The applicant
is requesting to assign a RPUD zoning district to establish a new site plan and is requesting to
assign a Future Land Use designation of Multi-Family Residential in order develop the
property for 212 multi-family residential units. The property currently has a Martin County
approval for 99,000 square feet of office use, 2 story building over 1 story of parking, and 30’
in height. The approved office building is sited 52” from the north property line.

STAFF ANALYSIS

A.

Site and Area Characteristics (Attachment C)
The subject property consists of one parcel totaling 15.88 acres in size, located on the
northwest corner of State Road 76 (Kanner Highway) and Martin Highway.

B. Project Description

A Master Site Plan has been planned with 212 multi-family apartments within 2 four-story
apartment buildings strategically placed to save all the existing wetland while enhancing
the existing upland preserve and providing an average 50’ of wetland buffer. The site
includes community amenities with generous landscaping.

Future Land Use Amendment and Comprehensive Plan Consistency Review

A review of the Comprehensive Plan finds that the proposed list of uses that are consistent
with the proposed Multi Density Future Land Designation:
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This land-use category is allowing for two or more dwelling units per building.
Includes single family detached, duplex/townhomes, apartments, condominiums,
patio homes, garden homes, and adult living facilities, foster homes and zero-lot-
line residences. Also public facilities, churches day care centers, schools and
electric distribution substations are allowed.

Section 11.01.05G.1 (large-Scale Comprehensive Plan Amendments) of the Land
Development Code requires the Local Planning Agency to consider the following criteria
prior to making an advisory recommendation to the City Commission:

1.

The existing land use pattern,

The existing land use pattern surrounding the project area consist of a mobile home
park, commercial and vacant land. Most of the vacant land near the project consists of
wetlands within the County (to the South) and the mobile home community to the
north (Riverland Park) is recommended to be adequately buffered from the Multi-
family use.

The possible creation of an isolated land use classification unrelated to adjacent and
nearby classifications;

No, the proposed multifamily project will benefit the future commercial development
on the east side of Kanner Highway and is consistent with the residential nature of the
west side of Kanner Highway. Please see the attached exhibit.

The population density pattern of the area and possible increase or overtaxing of the
load on public facilities such as schools, utilities and streets;

No. The multifamily land use and the proposed project will rely on City of Stuart
Utilities for services which have sufficient capacity to service the proposed project.
The school capacity will be coordinated with the Martin County school board and
concurrency will be reserved at the time of construction plan permitting. The streets
have adequate capacity and the proposed improvements outlined in the proposed
RPUD will improve the traffic patterns.

The possible overloading of the City's sewage collection, treatment and disposal
facilities;

The property will connect to the City’s sewage collection, treatment and disposal
facilities. The property is within the City of Stuart’s service district.

The possible overloading of the City's drainage system,

All development on the site would be required to comply with applicable City of
Stuart stormwater management requirements with review and permitting from the
South Florida Water Management District.
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The existing classification boundaries in relation to existing conditions on the subject
property;

There are no issues in this regard.

The existence of changed or changing conditions which make the passage of the
proposed amendment necessary or appropriate;

The county/city has shown a trend toward development of residential uses and the
need for apartment housing to support the local workforce and young professionals.

The impact of the proposed amendment upon living conditions in the adjacent
neighborhood;

The type and intensity of development that would be feasible on the subject property
would not create an adverse impact to nearby neighborhoods. The site is buffered
from abutting neighborhoods the north with an enhanced 25’ foot landscape buffer.

The impact of the amendment upon the flow of light and air to adjacent areas;

The type and intensity of development that would be feasible on the subject property
would not create an adverse impact upon the flow of light and air to adjacent areas.

The impact of the proposed amendment upon property values in the adjacent area;

The change in land use designation from commercial to residential would likely result
in an increase in property values in the adjacent area by allowing for a local customer
base for the surrounding commercial properties.

The existence of other adequate sites in the City for the proposed land use
classifications already permitting such use.

The goal of the proposed amendment is to allow for uses that are in demand. The
subject location is ideal for multifamily units.

. Rezoning and Land Development Code Consistency Review

The application has been reviewed for consistency with the City’s LDC. Approval of the
rezoning to RPUD would allow for attached housing to be constructed at the site.

The applicant is requesting the following four (4) waivers from the City’s Land
Development Code:

1.

Section 6.03.02: Drainage Specifications. Finished Floor Elevations of all buildings
shall not be lower than 18 inches above the crown of the street on which the building
fronts.
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Request: The applicant is requesting the finished floor elevation to be 8.25 feet,
which is 2.25 feet above the FEMA flood elevation requirements, however, is below
the 9-foot elevation of Kanner Highway. The applicant has provided an engineering
statement, prepared by MacKenzie Engineering and Planning, Inc., justifying a relief
from the code. The letter states that the site is more than two feet above the 100-year
flood elevation, that the South Florida Water Management District permitting
requirements will be satisfied in regards to on-site drainage, and in the unlikely event
that the off-site flood waters do drain on the site (from Kanner Highway, which is
where the relief of the Finished Floor Elevations is specifically requested), the flood
waters are likely to flow around buildings and discharge into the wetlands that lead to
the St. Lucie River.

Section 6.01.13: Off-Street Parking Schedule. 1.5 parking spaces per unit (studios
and 1 bedroom), and 2 parking spaces per unit (2 or more bedroom)

Request: The applicant is requesting a reduction in the number of required parking
spaces. The applicant is justifying a smaller number of parking spaces, as they are
providing for full protection of the wetlands on site, and they are holding to an
industry standard for multi-family developments, at a ratio of 1.6 (or 1.6 parking
spaces per unit, which is similar to the City’s requirement for 1 bedroom multi-
family). Staff can confirm that such a ratio has been requested and granted, such as
the Watermark RPUD, and is supportive of the waiver request. Staff notes that an
excess of parking demand would be contained to the site and should not affect
neighboring properties. The property will also be managed, and therefore the demand
for parking will be monitored privately.

Section 6.04.06. Land Use Transitions and Landscape Buffers. The buffer width
requirement for a 4-story multi-family use adjacent to a single-family or multi-family
use is 55°.

Request: The applicant is requesting a 25° wide landscape buffer along the northern
property line, where the proposed multi-family use is abutting an existing mobile
home park use. The separation between the nearest four-story building and the
northern property line is 96.87°. Within this zone, there are three layers of
landscaping (foundation planting, interior parking islands, and a heavily planted 25-
foot native buffer (with 12°-20° trees and 16°-25° palms). The applicant has also
provided a 6’ wall to strengthen the visual barrier. The applicant has provided a visual
sightline study demonstrating that the view from the 4" story balcony will be blocked
by the landscaping, and that the view from the existing mobile homes will be
significantly diminished by the screen wall, the landscaping and the distance
separating the proposed buildings from the existing residences. Staff recommends
that the applicant provide a heavy landscaping buffer that doubles the visual barrier of
a landscaping buffer that would normally be in a 55’ wide buffer. The width of the
buffer is not as important as the density and visual impact that can be provided with
an enhanced buffer screen that is 25°, which is wider than the required buffer screen

6
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pursuant to Section 6.04.06A.5.b, which states the buffer screen shall be 25% of the
buffer width (or 13.75 feet).

Furthermore, the building is located 96.87 feet from the property line. A 3-story
office building has been approved for the site only 52’ from the property line. It is
reasonable that the additional 100’ feet separation proposed by the applicant is
justified for the additional story. Staff also notes that the applicant has removed north
facing balconies from the building closest to Riverland Park. North facing balconies
remain on the second building, but this building is located 154.3 feet from the
property line.

4. Section 5.03.02 Wetland Protection Standards. The applicant is required to provide
a minimum width of an upland buffer of 75 and at no point less than 50°. This is due
to the wetland being an outstanding resource, consisting of mangroves.

Request: The applicant is providing a minimum average width of 75°, however, due
to site constraints, the minimum buffer narrows to 42.4° at one location. Staff is
recommending the use of native groundcover, in lieu of sod in this location, which
serves as a buffer between the surface parking area and the upland buffer. The
applicant is using Florida Gamma grass and using 100% native plants along the entire
length of the buffer between the parking spaces and the wetland buffer. The width of
this native planting is 10 feet. If this area is credited toward being similar to an upland
buffer, the minimum buffer would be over 50’ and therefore acceptable. The waiver
would then be to accept the native treatment as upland buffer. Staff is in support of
such a waiver, due to the severe site constraint in this narrow portion on the south
side of the property, and the inclusion of native vegetation to simulate the natural
appearance of the upland buffer.

E. Technical Review by Other Agencies

The City Building, Public Works, Fire, and Police Departments have reviewed the
applications and have offered their comments. See attachment to this agenda item. Each
department will provide specific comments at final site approval for permitting.

The applicant will be responsible to meet all federal, state and local permitting and
environmental standards. Further, the applicant will also be required to demonstrate full
compliance at all times.

F. Public Comment

Staff has meet with representatives of the Riverland Mobile Home Park on two occasions
to discuss the applicant’s proposal. Staff understands that although the HOA does not
represent the views of every resident, there is a mostly unified opposition to some of the
elements of the proposal. Although the applicant has modified their wall proposal toward
an agreement, the buffer width remains the most important disagreement with the
development. In combination with the parking waiver requested, it appears to the

7
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Riverland community that the development is too dense and should remove a floor from
the building height.

At the date of this staff report, a letter stating the Riverland homeowner’s perspective was
not available, but staff will provide such a letter when it is made available to staff.

LOCAL PLANNING AGENCY BOARD RECOMMENDATION

The Local Planning Agency shall make an advisory recommendation to the City
Commission as to the need and justification for the change and as to the relationship of
the proposed change to the goals, objectives and policies of the Comprehensive Plan and
of the Land Development Code. The Local Planning Agency shall include in its
recommendation to the City Commission any information which it deems is relevant to
issues relating to the proposed amendment.

STAFF RECOMMENDATION (APPROVAL WITH CONDITIONS)

Staff has determined that the proposed future land use amendment to Multi-Family
Density Residential and rezoning to RPUD is consistent with the goals, objectives and
policies of the Comprehensive Plan and the regulations in the Land Development Code.
Staff offers no objection to the requests.
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BRIDGEVIEW RPUD.
COMPREHENSIVE PLAN REVIEW

FUTURE LAND USE ELEMENT

Objective AS. - Residential development.

Ensure land use compatibility by grouping complementary land use activities, including
mixed-use land use developments in appropriate areas of the City. Work with the developers to
integrate vehicular and pedestrian circulation systems, bike paths, parking, building location, and
architectural design into a cohesive development.

Policy A5.1. The Future Land Use Element of the City's adopted Comprehensive Plan shall
provide land for future residential use to promote a more compact development pattern. This
shall include sufficient land suitable for the public utility facilities needed to support the
projected level and pattern of development.

The proposed project is compact in form by being clustered in order to protect existing
wetlands and their associated buffer areas. The development provides sufficient upland
and preservation areas, while providing a medium-density development of approximately
15 dwelling units per acre. There are sufficient public utilities in place to support this
pattern of development and the associated impacts of the development.

Policy A5.2. Development on all vacant, un-platted areas designated as residential should be
compatible with any surrounding existing homes.

In order to consider the compatibility of a proposal we need to assess whether the
existing residential development (Riverland) adjacent to the northern boundary of the
proposed development are able to exist together without problem or conflict. The proposed
development proposes an entirely residential development. The proposed buffers and
preserve areas within the site, provide sufficient visual shielding to protect the surrounding
existing residential development. The 4-storey height of the proposed development is
adequately shielded from view. In respect of traffic impacts and safety the applicants’
traffic study address volume and safety impacts in that respect and access is available,
including a northbound access from Kanner Hwy. Overall, this proposal is considered to be
compatible with the adjacent uses.

Policy A5.3. Wherever possible, medium density residential and recreation/open space areas
should serve as buffers between higher and lower intensity residential uses to achieve an orderly
land use transition.

The proposed project is of a higher density (15 du/ac). Considering that the highest
density allowed within the City is 30 du/ac then this proposal is of a medium density. The
proposed development is of greater intensity and height (4-stories) of adjacent residential
uses of the Riverland mobile home development (single-story and approximately 9 du/ac).
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The distance between the proposed building and those existing, which includes a car-
parking area and enhanced buffer area provide a transition zone between the existing low
density and the medium density proposal.

Policy A5.5. The City shall market itself as a community for families.

The development forms part of an inventory that widens housing options for existing
and new residents of the City.

Policy A5.6. The City shall maintain a height limitation of the greater of 45 feet or four
stories of occupiable space for all buildings. The City shall require landscaping of all new
development and redevelopment to promote an aesthetic streetscape. The City shall require
landscape buffers between single family residential and non-residential uses.

The proposal complies with the height limitation and incorporates substantial
landscaping fronting the streetscape.

GOAL STATEMENT B

Minimize costs to current residents of growth, new development, and redevelopment, and
encourage future land uses that maintain or enhance economical and efficient delivery of
government utilities and services.

Objective Bl. - Compact urban form. Discourage urban sprawl by facilitating urban
redevelopment and infill development of properties and planning for urban infill and
redevelopment of lands located within Stuart in order to achieve a compact urban form.

The proposal is considered to be a good example of a compact urban form of
residential infill.

Objective B3. - Desirable pattern of land uses.

Promote and enhance a pattern of land uses that are compatible; that are convenient to City
residents, businesses, and visitors; that avoid inappropriate or wasteful use of land; and that
encourage efficient use of land, resources and facilities. Future land uses shall be designated to
support the existing or planned community character, thereby prohibiting the development or
expansion of uses which are inconsistent with the community's character. Reduce blighted areas
through redevelopment. Land development and use regulations shall include provisions to ensure
consistency with this Comprehensive Plan.

The proposal is considered to be a good use of vacant and underutilized land within the
community characteristics of the City and one which protects the existing wetlands on site.
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Policy B3.2. All development shall be compatible with and complementary to surrounding
land uses and shall not unduly affect existing approved activities

The proposed development, by reason of proposed use, density and buffers is considered to
be compatible with and complementary to surrounding activities.

Policy B1.4. Annexation and redevelopment strategies for infill development and redevelopment
should be formulated to produce a future viable economy for the City.

The proposed development site is an infill development which adds to the local economy
through the increased demand for commercial, entertainment and retail services/products
by new residential occupiers. The housing units will increase the spectrum and variety of
residential accommodation in the City, therefore adding to a balanced housing supply.
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Project: Bridgeview RPUD
Date 3/9/2020
Adjacent N County Mobile Home (Riverland)
Adjacent S County COR (Vacant)
Adjacent E Cleveland Clinic CPUD
Adjacent W St Lucie River South Fork
Total Floor Space (sq.ft) None
LDR Reference Land Development Regulations RPUD REVIEW STATUS
2.07.00D.1 Land Use Designation COMPLY
2.07.00D.2 a Uses COMPLY
2.07.00D.2 b Compatible Residential Uses COMPLY
2.07.00D.2 ¢ Commercial (<30%) NOT APPLICABLE
2.07.00.D.2.d Commercial Uses (<30%) vertical NOT APPLICABLE
2.07.00.D.3 Density COMPLY
2.07.03D.4b  |Open Space (>30%) COMPLY
2.07.03D.4.c FAR COMPLY
2.07.03.D.4.d Native Vegetaion (>25%) COMPLY

AREA, IMPERVIOUS SURFACE, SETBACK AND HEIGHT

2.04.03 Supplemental impervious surface COMPLY
2.04.04 Supplemental setback requirements |COMPLY
2.04.05 Waterfront setbacks NOT APPLICABLE
2.04.06 Certain street setbacks NOT APPLICABLE
2.04.07 Supplemental building height COMPLY
2.06.00 Supplemental Use standards NOT APPLICABLE
4.04.01 Traffic Concurrency COMPLY
4.09.00 School Concurrency TO BE REVIEWED

RESOURCE PROTECTION

5.02.00 Environmental Assessment COMPLY
5.03.02 Wetland Protection EXCEPTION REQUESTED
5.04.00 Evironmentally sensitive lands COMPLY
5.04.03 Monitoring & Maintenance REVIEWED AT SITE PLAN
5.05.01 Tree Survey COMPLY

Tree removal COMPLY

5.05.02
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5.06.00 Mangrove & Shoreline NOT APPLICABLE Page J6 of 267
5.07.00 Floodplain Management COMPLY
Comp Plan Comprehensive Plan COMPLY
TRANSPORTATION
6.01.04 Sidewalks/bikeways COMPLY
6.01.05 Bike Ped (LCD) COMPLY
6.01.06 Access COMPLY
6.01.07 Drive-through NOT APPLICABLE
6.01.08 Vehicular Access COMPLY
6.01.09 Parking Code EXCEPTION REQUESTED
6.01.18 Off-Street Loading NOT APPLICABLE
6.01.19 PILOP NOT APPLICABLE
STORMWATER
6.03.01 Generally TO BE REVIEWED
6.03.04 Management TO BE REVIEWED
6.03.08 Erosion TO BE REVIEWED

LANDSCAPING

6.04.02 General Standards COMPLY

6.04.02 A1 Native Landscaping COMPLY

6.04.06 Landscape Buffers EXCEPTION REQUESTED
6.06.02 A.2 Shade Trees Required COMPLY

6.06.02 A.4 Banyan, Fiscus & Rubber Trees NOT APPLICABLE

6.06.02 A5 Proximity to power lines COMPLY

6.06.02 A.6 Shrubs COMPLY

6.06.02 A.7 Hedges COMPLY

6.06.02 A.8 Vines NOT APPLICABLE

6.06.02 A.9 Ground cover COMPLY

6.06.02 A.10 Grass Area COMPLY

6.06.02 B Irrigation REVIEWED AT SITE PLAN

LANDSCAPE DESIGN

6.04.03 A Utility Lines (Existing and Proposed) |COMPLY
6.04.03B.1 Landscaped Area >20% COMPLY
6.04.03B.2 Interior landscaping >50% COMPLY
6.04.03 B.3 location of impervious COMPLY
6.04.03 B.4 Mulch COMPLY
6.04.03 B.5 Shoreline protection

NOT APPLICABLE
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6.04.03B.8 Visibility triangles COMPLY Page |7 of 267
6.04.06 Land Use Transitions COMPLY
LANDSCAPING - PARKING AREAS
6.04.07A.1 Landscaped strip adjacent to street |COMPLY
6.04.07 A.2 Landscaped strip length linear feet COMPLY
6.04.07 A.2a Parking area adjacent to street COMPLY
6.04.07 A.2b Hedge/wall/berm on outside of strip  |cOMPLY
6.04.07 A.2c Other Landscaping COMPLY
6.06.07 A.2d Grass COMPLY
6.04.07 A.3 Shrubs/ground cover COMPLY
6.04.07 B parking screened from private propery|NOT APPLICABLE
6.04.07 B.1 ;?;S::;jped strip adjacent to private NOT APPLICABLE
6.04.07 B.2a Parking area adjacent to private NOT APPLICABLE

property
6.04.07 B.2b Hedge/wall/berm on outside of strip  |NOT APPLICABLE
6.04.07 B.2c Other Landscaping NOT APPLICABLE
6.04.07 B.2d Grass NOT APPLICABLE
6.04.07 B.3 Shrubs/ground cover NOT APPLICABLE
6.04.07C.1 Parking Area (Major Dev't only) COMPLY
6.04.07 C.2 Parking area rear and sides of COMPLY
6.04.07C.3 i-ntgrli-or trees COMPLY
6.04.07 C.4 Vechicle encroachment COMPLY
6.04.07C.5 Interior landscaped islands COMPLY
6.04.07 C.6 Terminal landscaped islands COMPLY
6.04.07 C.7 Interior landscaped medians COMPLY
6.04.07 C.8 Interior shade trees COMPLY
6.04.07 D Visability triangles COMPLY
6.04.08 Tree Requirements COMPLY
6.04.10 Loading Storage

NOT APPLICABLE

COMMERCIAL DEVELOPMENT STANDARDS

6.05.02 B Building Location NOT APPLICABLE
6.05.02 C Building Orientation NOT APPLICABLE
6.05.02 D Facade Design NOT APPLICABLE
6.05.02 E Massing NOT APPLICABLE
6.05.02 F Other Features NOT APPLICABLE
6.05.02 G Transitional Elevations NOT APPLICABLE
6.05.03 B Blank Wall Area NOT APPLICABLE
6.05.03 C Repeating Facade NOT APPLICABLE
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6.05.04 Additional Facade NOT APPLICABLE Page 48 of 267
6.05.05 Roof Treatments NOT APPLICABLE
6.05.06 Entryways and customer entrance NOT APPLICABLE
6.05.07 Materials and Color NOT APPLICABLE
6.06.00 Green Development NOT APPLICABLE
6.07.00 Lighting NOT APPLICABLE
6.08.00 Dumpster & Recycling NOT APPLICABLE
6.09.05 Fences NOT APPLICABLE
6.11.00 Signs TO BE REVIEWED




{©) Copyright 2020 All Rights Reserved

Site Data

Total Site Area: 15.88 Ac., 691,857.47 s.1.
Existing Land Use COR
Proposed Land Use Multi-Family Residential/RPUD
Existing Zoning COR-1 -
Proposed Zoning R-3 Residential - Multi-Family Duplex/RPUD Gentlle GIaS
Allowable Density 476 Units (30 du/ac.)
p Proposed Density 212 Units (13.35 du /ac.) H?“oway
Land Use: Mobile Home Density E = _ - Allowable Bldg. Ht. 4-Stories; 45' to eave (+Roof) O MahOney
Zoning: TP Mobile Home Park District r LD > . y Proposed Bldg. Ht. 4-Stories; 426" to eave (+Roof) & Associates, Inc.
Use: Riverland Mobile Home Park - e ol Landscape Architects
2 fen W3 . N Bldg Lot Coverage Planners and
off i W ¢ Environmental Consultants
L TN N X . __ Max. Bldg. Lot Coverage 30.0%; 207,557 s.1f.
Prel ! A Bldg. 1 39,086 s.£. _—
> AN e e Bldg. 2 27,988 s.£. 1907 Commerce Lane
Rt e N "/, ol - ) ::?"// Maintenance Bldg, 945 s.f. Suite 101
, 2 oe¥ ey L - /"‘::j//‘ Pool Bldg. 2360 s.1. ]upiter, Florida 33458
ik / " Sy Proposed Bldg. Lot Cov. 9.9%; 68,279 s.f. 561-575-0557
e 0 o Ao . ‘ ) 561-575-5260 FAX
r{: "’; Y H e . o ) /Pﬁﬁerve Area Calculations www.2gho.com
) ,J, r," g _// // Existing Wetland: 544 Ac. —————
ey | (oo Y L etland to Remain: 5.44 Ac.
- E:oai‘f&-a'r:';—;;l" T tland to be Mitigated .00 Ac.
P f::::j, Existing Wplerd: 8.9 Ac.
e 7 f,-"'"'d" Upland Preserve Required 2.23 Ac. (25.0%)
/ Boat saat Upland Preserve Provided 297 Ac. (334%)

1) ;’
Ex. Boat Docks /] Storage Storage /
,,,,,,, i
=1 > T

s “F h's e L w’l’l \\\\\\\\\ b s e = s s wF + ///// ////./ . ¥

i R s\ ; Zoning: CPUD Commercial PUD
i s B B !Immmmmmnmmim|miium‘.\\\\\\!‘ BN L oL = ///

City of Stuart,

G ;
/ oL e s Parking Data _ _
; ; T . “ BB " % Vi ey Required Provided
7 M Y. 3 BlackPoly-yinyl; ¥ i 3 od Studio /1 Bedrooms (108 unitsy 162 Spaces (15 sp./unit) cc
i:::: (i : W W+ o Chlé]ih L\lmk Rehca W W W o W + // // 2+ _B d ] 208 8 )
) w * W w W w W w W W W w W W \v_. // //// - e I‘OOII'[S (104 UIlltS) pﬁCES (2 SP./I].IIlt) w
Ex. Vegefaflon ’ . w 3 w } v . W ; v . w } w s v . v . v } v . w B} v 3 v § v//////////// . ‘ TOtﬁl Pﬁrklng 370 Spﬁces (1.75 sp. funit) 343 SpaCES(lﬁl sp. funit)
Wwwwwwwwwwwwwvwwwwwwwwwwwu,wwwwku/?%f%%%%/// Handicap Parking § Spaces 8 Spaces .a
e 4 +- b ~ b A 4 & b 4 e b - b R b /// //// ./
+* + w + + v + s + W+ w +* + + + + * /// // / \ = *
e e e e T e e e e e e e e e e '///////////j/////// Building Setback Data X O
w “* W W w s w w W w w w w w w w W w // / : S

L's i ks - W i A : W N ' ! ¥ ’ o : A i g ’ ¥ i W i W : W i ke : W i 'S ’ L ’ .//////;;%;/ RequiIEd PrOVided N m

A i b ¢ ~F N 4 * RS N 'S ! b ’ b ! s N A4 ’ s N F i b ¢ ~F N N ) NS v s ! w.l%/%/%////// ] | Front (East) 25' 80-6'

B f////f///////////////@// R.ear(West-Waterside)QS:* 320.?'
UL d]qu’wqu"bw\kvwwwq’wv‘yq’wwwq’w*d’v + /// ////////// .f,\\% SldeCOI‘ner(South) 15 338.7
MWL T R T N R T .’.'\'_,\_\.‘mmhu"m""“mif"'«lllllll q ™ Bldg. % N. Side Setback - 25' + 10'/flr. above 1st Flr. m
wWwwwW\vvwwwwwwwwwwwwwwwwwwwwwwwww --\ ////// ‘_‘_4:;8‘1:01'
SIS 2
5 - I O i P Y OO OE ¥V ON W OE R E R R YN § L C // ///////// ////////////////;f -i\ i
\ “\\ ’I d W A W * W W + + ¥ + + + W W ‘\-\ W + + ¥ - : ; S ) T
A SN . ,% v o s SR W e e o e Wk e \@*‘\% v v {(///////////// /////// //////
POSSible FiSHing W ! W N b I/,/// i e N b's ! e N o ’ e N W i b - W v b s N « \\\QL' s ! b N o i W N W -'/// // // .
GaZEbO L e d 5.'1 s L & L b o L u '{ e L & L e e "s, ///////'/// Land Use' Commer(:lal
\ N

T N ,////%// ' Use: Cleveland Clinic Martin Health
w + 4 \.,Pos;sib|e¢6" E%jsiiw “w + + W + & + W “w w + W w w + Wn(/////////
W by T w i \PBOF.NF W v L e W W s W P W & w w W e + W w-/ . / /
T T T S S u/\//////
N e R B4 w W o ' s R W B3 W b Ed W N o L' s R W B's W W '\l’-\ / . > >
o e A e e e e Pervious/Impervious Calculations
e a :
E e 5 [ T S S S S . T T -
Ex. \/c—;‘gefaflon 2 - w w + w w - ¥ " w - W + * + w w w ¥ w w w w w w w w w w W w v Parkmg & curbs . 113’200 s.f,
E(-_;\N w\vurwwwwwWwwwwwWealg$49w0f%6‘7ww4/w\vwwWvwww\l—“rwwwwwwwwwwwwwwwwwwwwwwwwwwv PerViouSArea 694%’480f2003f
\Eq ) i R ! W ’ E's i w i s ! B i ' ! s ! R i g ! e ! 'S i Y ! R N W i b'd - w i R ’ B'd i W ! b ’ 'S ! ' i s i RS i W ’ E's ’ w i b ’ R N w ! E's
) . .
gé@ \v‘ywwwww‘yq,\kww\v‘ywd’w‘ywv¢¢w¢wwww¢¢w¢w¢¢‘yw¢w¢w\ywwwwxy\ku"ywwww\uw\vwwd’w‘yw\yw PedeStrlan Amenlw Data
O
Ly i N W ‘ > ’ W N w N W ¥ w N W ‘ w * W v W * w ! W N w v w N - N - v W N W ) w N w ! W - * N N N - ¢ N ) N ! - ) N v ‘ v ¢ N ! N ¢ ’ v BI'(E RaCI(S (1 I’aCk PGYTO um'ts (TO MAX)) 1O (20 blkeS) TO (20 blkes)
I U b e b R e o N's e s LS R “F R's b b e R s e b W
Q [‘:d o b B3 e L e b b S b e e b b b R e N - e b e
B T
= . T . S A S Designed: MTH
"::::“"'az,, J ww W\uW\vwwwwwwwwwvwwwwwwwwwwwwwwwwwwwwwww (BT Tt MTH
e e, - . T . u—// Approved: GGG MTH EMO
i O T S O S R S S S
Fay, h:? (7 \'l w w v W w w v v W - w w W ¥ /;// & e\' Date: 1/13/20
e RS B N g o 2 6&*&6 Job 1o,
e, *'ﬂ-m,dQ' % - e T 4 S : s ; 53 . o isi . 3/11/20
**-EJ? . w w + w v w x//////'// e ////// Qt ; ’ * 0 Revisions: / /
RN NERE T ////// b 7 //-/// e e X‘\é& 4/3/20
*h,:b Tag, ¥ w_.f' / I ./ i // e / ) _ : o 1
e 1K . ////////// /f// ///// f o /Ré(ieatlon C)g\)
] S “‘**;?‘* . . % ///. : - /,/_\ ‘): P o ‘65(@
I SRl "4 Z O g Open S Calculati
T, Limits of Bridqe QQ“*&?‘"*&,, T y Bﬁ % /.n(d '2@2 pen paCe alculaanons Cad no. CADO
o e - L Y : 6,,,‘2\1:?‘?1?%»*" Min. Open Space Required ~ 30.0%; 207,557.24 s.f.
e 7. P e Open Space Provided 67.0% ; 463,200 s.f.
_ - .t o= ™ Total pervious area minus 17,000 s.1.
- itV R R - -~ req'd parking lot & bldg. landscaping
anah&h ............ b — e — . - sss’sssssﬁ sys o
aa’h=:====*==—===g== =R " n =====’======:i§=”’==$==ﬁmH—s OF Bl’ldge
Digitally signed by
1 B ‘ﬂd%e M. Troy Holloway
Veterans Memoria Date: 2020.04.06
. 13:42:45 -04'00'
LC C00M77
\ Sheet Title:

Master Site
\ Plan

. Clarity Poini §) o ik A ‘\
Mot ©) 3 \ “\
WA 0 30 60 120 180
R Q kptoetitita rosere Land Use: Commercial/Office/Resid. \ Scale: 1" = 60"
B‘f’O eCt Zoning: COR-1 Comm /O /Resid \
] ] chacle's ) % 8 g : ; : . \\\ . 1
o 7 il ; ] Use: Vacant LSRN Sheet No.
Slte E\f‘“ Ws:‘;wiw;zw‘,q ’_; g \ ‘,“
:)..Mi" ‘ ‘”.L; w\: 2 \\“
Google.olll ¥ 5§\~ <. 3 \ -

00-0000




4

\
e N, \\
e NN
A N
AN 4 L%
’ NN
i \ \
# NN
/’ \\ \\
N4 NN
Vi b Y \ N N ”
e \\ AN NN -~
i 1 d NN N N
Riverlaf NN > N\

N £ \ \
MobileNJome Park ™\ ™\ Ed
NN\
) \

rd N \ <
’ > HcreenWallon R
P )

N, AN ’ \“’ I ’
— /
¥4

v v v/ //
i \%QYBlas}/%)é)ﬁﬁ F//////j

o v:w%//

€
<
<
€
<
<

R R e N W R W+ \l/"/////

\
3
S
X
X
3
N

W+ v v + v v v v v v N + / s / /f / s
v v ¥ v v N v N ¥ v W N S a10 . P g o
w v w w v W v w WTrees\Eo Reng-?m, [ ///////////// ‘\\a\%\‘\‘é\‘}:‘g‘%
¥ o// o ‘\'ig“"‘
s N W s s W W s W s v o / ““f/
v v v v v v W w v e w v Z/ / / / / / / / / f ““'-/

<
<
<
<
3
z
<
&
<
<
3

50/ iy ) o
v IS TP s
N W W W W W W e W w v/////////////
s ]
/ / RO RS
; ! {;\\\:‘\ §
W

: S BTN
ol e |

[
o8 % W W O W W & © %\\‘;\)‘\\\!“i\lli!!iilliIIli!il!!illil!li!El!!illii!ll!!il!i!l.illlllll' q f‘
g + e % W W W s //// // //}WP/

Of5 e

R N R \'/(////// ///

<
<
<
<
<
<
<
<
e
<

* Pool Fe\ch =

. Shelfer
\  Fire Pi
: 5

éié\ <
NN
=

i
]

!
{
|
|

Private
Patio, Typ.

¢
<
¢
¢
¢
"
¢
‘
N
N

o
-~
N \\\
\\\
Y
=
D
X

2
%
A3
N
SO
EN
N
\\

S A A
@ W W \\\\\. w v * w / /
v w v W \\\\\\\\\\\ \Z /

“‘““‘i\“\\‘\“\\\\\‘\\ s R4 e b W N b N2

W
e ~ ~ e N ~ ~ N ~ ~ \l/(//

v W ¥ v ¥ ¥ W v ¥ W v ¥ W ¥ v
B - + + G - B < + T Ga - B N + -
W v W W v w w w w w " W w W v w
w > W b ¥ v v ¥ N v ¥ N v v w ¥ v
5 v - s W W v v g v w v v - N A
W v W W v v v W W v W v v e W W NP
v w W v v v v W W v v v w w v w v v w v v W W v
w 5 @ AL © g v 5 v v € W v W w - W g - W v w v o
W W W W " W v v W W v W v W W W v W W W W v W W
v v w v v W v ¥ W v W W v W v v w W v W v ¥ w v
0 v W S5 @ - v @ 05 v @ v v @ - ( w - 4 @ v e & v
W v W W W v v W W v W W v N W W W W W v v W W v W v W an W W W W v v v W > v W W
v w w v v v v v W v v v w W v w v v W v v W W v v W w w v w w v w v v v W v v W v W v W W " \11'/. %7 .
b - + T G - B & v T Ga v B N v ¥ e + & N v N v g & v - N T G - & - N T Ga W B & v T . + & Limits.of infpy g //
W W v W " W W v W w v W W W W v v W W W v v W w v W v v W W W W W v w v W W v W v W « Existing W@Hand N////
w w - w w v v - w v N v v v w w v w w v v - v E s g Wfl w w v - w v v N e v - w v N w - v - v//////
v W ¥ v + ¥ W v ¥ W v ¥ W ¥ v W W v W ¥ W + ¥ \z(lstL]‘ g \ve @ndp W ¥ v W ¥ W v ¥ W v ¥ W ¥ v W W v I//({/S/PE/ Compactor
v > W v v W v 4 W v 4 W v W W v NP v v W v 4 v v 4 5 MACV v v W 4 > W v 4 > v v W v W v v W v ///// Bike Racks
v w W v v W w v e w v v w W v v w v w W w v - w v e e b v - W v w W w v w w v e v v v w W v}// //
P @ g v N W W v W W v W ¥ W W § w W W W W v W W v v W W e v//////gﬂy/ Low 8/ 5crken Wall
.
i

W v N3 W v W N - W W b W W N f el
W b N W W N N @a/-pr/ /7\ I W / ////

W ¥ W W W W ///

Trees to,Remain, \\\\ A
\
Typ. _ LA

Seating

065PC O Gateway/Signage

Feature

Widen walk o 87

Nl Taoeyel
s s

s
DA T TN
/ // _/ S oms’*ﬁo R \\K\“\:‘f 7777777 =

S /4/ Bio-Retention ~°— —~
v v W5 Ac.v W W

/ / @105 PE
; sl ) w N N e

Ll
|

NORTH

{% N % % % %

20

40

80

120

{© Copyright 2019 All Rights Reserved

Gentile Glas

Holloway
O’Mahoney

& Associates, Inc.
Landscape Architects

Planners and

Environmental Consultants

1907 Commerce Lane
Suite 101

Jupiter, Florida 33458
561-575-9557
561-575-5260 F AX
www.2gho.com

Florida

City of Stuart,

Bridgeview

Designed: MTH

Drawn: MTH

Approved: GGG MTH EMO

Date: 1/13/20

Job no.

Revisions: 3/11/20
4/3/20

Digitally signed by M.
Troy Holloway
Date: 2020.04.06
13:43:09 -04'00'

LC C000177

Sheet Title:

Site
Development
Plan

Scale: 1" = 40"

Sheet No.

SP-1

00-0000




6/

T

YRR
1| Bridgeview

-__—.-/-—\.—r

177

&’ Al Stix 6’ Contour Bench

by Anova, or approved equal.

~ L

2/ . '3/ . g

7.76°

nnnnnnnnnnnnnn_nnnnétﬁ' g%génnnn_n_nnnnnnnnnnnnn

il ‘_) ] i Ry Textured Sandstone Seat Color &
i ' Textured Bronze Frame Color.

Gateway Signage Feature

% “\:\N Metal Roof to match b|dg-

N | ]

NI U U0y
Bridgeview
- %@g | — Decorative Screen

8/

=N

Open

107

Entry Signage

Dark Beige Cap

_ KA L SR R 7- Light Be[geco|or.

- Page510f267 ©

2 1007

8' Screen Wall Detail

Bench Seating Detail

f?f{:i;;f\;‘&‘ 2 Circle Powder Coated Bike Rack
" . , Surface Mount by Anova, or approved equal.
y :ﬁ%l . Textured Sandstone Color
. &\

Textured Bronze Frame Color.

Bike Rack Detail

8’ Concrete Screen Wall to be
similar to the Riverland Wall.

Heavily & fully planted native buffer of:
Trees (12'-20") & Palms (16'-25")

$ 30" 3-Story Building Height

vy, 52

Q
5
: = 8
Riverland o
—
. 0,
Mobile Home Park 8] Sl
SR
s SR AN
8' Screenwall LSRN 7%
B \ ’ Ay
N
Z =

Citg

7
: fy
% ) L

Fxastine Mobile ] ﬁwa/

View

25' Landscape Buffer L

d ™
N |
w‘?_vfdg \&\a ,'!’_‘
”vf ;.’*i‘?i\) i;-;
‘ 4 ‘_;"ﬁ;‘é"_n ‘J}"‘ Airi Stix 6’ 45 Gal. Trash Receptacle
§ a ‘ ) (/ w/side door, curve top;
A~ 4
AR by Anova, or approved equal.
) 4 : 4@ Textured Sandstone Panels and Lid Colors.
' \ ' Textured Bronze Frame Color.
\ :ﬂi
/) v

Trash Receptacle Detail

Approved Commercial
f Office Bldg. .

Edge of Pavement

6" Conc. Curb

4" Wide White Stripe
4" Wide Blue Stripe
( 5 Access Isle
12/_04’/ 54’_04’4’

9/_0//

T

g

16" w/24" overhan
added to landscaped area
ot abutting sidewalk

|

Typical Parking Detail

o-11"

RN
\‘-/

\\)/ I
; \\\TL‘\ \\@}
g L\{”

o

Parking Lot

Corridor

4
154.3'

Sightline Study to Riverland Mobile Home Park

Section 'A-A'

(©) Copytight 2020 All Rights Resenved

Gentile Glas

Holloway
O’Mahoney

& Associates, Inc.

Landscape Architects
Planners and
Environmental Consultants

1907 Commerce Lane
Suite 101

Jupiter, Florida 33458
561-575-9557
561-575-5260 FAX
www.2gho.com

Florida

City of Stuart,

Bridgeview

Designed: MTH

Drawn: MTH

Approved: GGG MTH EMO

Date: 1/13/20

Job no.

Revisions: 3/11/20
3/31/20

Troy Holloway

Date: 2020.03.31

10:52:27 -04'00'
LC C000177

Sheet Title:

Site
Development
Details

N.TS.

Sheet No.

SP-2

00-0000




Riverland
Mobile Home Park

22'+

N

10' Min. Shade Trees &
6' Hedge

{; 30" 3-Story Approved Commercial Offic

Property Line

o

2,

o

/////////////;/// -, 1

— é Y

- . S

[ £ VoY
2 219 % ! /'/,o'/ @5

%

: L T T L S L R L
i

Ottice 3rd Floor
/
.

o e o \\’

" '”“'::"::jj::jjj::___::: 7/////////

.

I

e
ek S e 8
1
-
L

—— 8' Screenwall
40' Drainage Easement

52!

Sightline Study of Approved 3-Story Oftice Building

Page 52 of 267

Riverland
Mobile Home Park

7z
Uy, 52

Heavily & fully planted native buffer of:
Trees (12'-20") & Palms (16'-25")

; g : % ;
$ 30" 3-Story Building Height %@g@@@%& r

IA\
\\ \
NN W\ Al
N ”
. Riverland
s NN N N

,N/ B\ . N \k/,’v
. ¢ Mobile\tHome Pax
4
I’, \\\\ \\\\ \\\ \\\ ” ”,

y N Y

4 b ™,
IA\ < LY
” LY N \\

- NN =
’ '\ ’ -
¥ NN L N o
\\ \\ ’d \vl o =
NN V4 = §
o O ¥ ) LY
’) hY T . L
1 \\ /I ’_,-""’- o % \)
\ > P
e . \\ N QQ<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>