
1/5/2023 SCM 

AGENDA 

SPECIAL COMMISSION MEETING OF THE STUART CITY COMMISSION 
ZONING IN PROGRESS WORKSHOP                                             

JANUARY 5, 2023 
AT 4:00 PM 

COMMISSION CHAMBERS 
121 SW FLAGLER AVE. 

STUART, FLORIDA 34994 

CITY COMMISSION 
Mayor Troy McDonald 

Vice Mayor Becky Bruner 
Commissioner Eula R. Clarke 

Commissioner Christopher Collins 
Commissioner Campbell Rich 

ADMINISTRATIVE 
City Manager, David Dyess 

City Attorney, Michael J. Mortell 
City Clerk, Mary R. Kindel 

Agenda items are available on our website at http://www.cityofstuart.us  
Phone: (772) 288-5306. Fax: (772) 288-5305. E-mail: mkindel@ci.stuart.fl.us 

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 772-288-5306 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.  

(RC) next to an item denotes there is a City Code requirement for a Roll Call vote. 
(QJ) next to an item denotes that it is a quasi-judicial matter or public hearing. 
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1/5/2023 SCM 

 

WHAT IS CIVILITY? Civility is caring about one's identity, needs and beliefs without degrading someone else's in the process. Civility is 
more than merely being polite. Civility requires staying ''present" even with those persons with whom we have deep-rooted and perhaps 
strong disagreements. It is about constantly being open to hear, learn, teach and change. It seeks common ground as a beginning point for 
dialogue. It is patience, grace, and strength of character. Civility is practiced in our City Hall.  

PUBLIC COMMENT: If a member of the public wishes to comment upon ANY subject matter, including quasi-judicial matters, please submit 
a Request to Speak form. These forms are available in the back of the Commission Chambers, and should be given to the City Clerk prior to 
introduction of the item number you would like to address.  

CONSENT CALENDAR: Those matters included under the Consent Calendar are self-explanatory, non-controversial, and are not expected 
to require review or discussion. All items will be enacted by one motion. If discussion on an item is desired by any City Commissioner that 
item may be removed by a City Commissioner from the Consent Calendar and considered separately. If an item is quasi-judicial it may be 
removed by a Commissioner or any member of the public from the Consent Calendar and considered separately.  

QUASI-JUDICIAL HEARINGS: Some of the matters on the Agenda may be "quasi-judicial" in nature. City Commissioners will disclose all 
ex-parte communications, and may be subject to voir dire by any interested party reg3rding those communications. All witnesses testifying 
will be "sworn" prior to their testimony. However, the public is permitted to comment without being sworn. Unsworn testimony will be given 
appropriate weight and credibility by the City Commission. 

 
ROLL CALL 
  
PLEDGE OF ALLEGIANCE 
  
PRESENTATIONS 
  
 1. FUTURE LAND USES 
      
APPROVAL OF AGENDA 
  
COMMENTS BY CITY COMMISSIONERS 
  
COMMENTS BY CITY MANAGER 
  
DISCUSSION AND DELIBERATION 
  
 2. AFFORDABLE HOUSING STUDY AND INCLUSIONARY HOUSING 
      
 3. DISCUSSION OF PROPOSED TEXT AMENDMENTS ARISING FROM RESOLUTION 

No. 93-2022  ADDRESSING SECTION 2.07.00(I), DENSITY AND PARKING 
CALCULATION WITHIN AN URBAN PLANNED UNIT DEVELOPMENT IN THE LAND 
DEVELOPMENT CODE AND POLICY 1.A7.2 OF THE FUTURE LAND USE ELEMENT 
IN THE COMPREHENSIVE PLAN.  

      
ADJOURNMENT 
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1  
CITY OF STUART, FLORIDA 

AGENDA ITEM REQUEST 
City Commission 

 
Meeting Date: 1/5/2023 Prepared by:  
 
Title of Item: 
FUTURE LAND USES 
 
Summary Explanation/Background Information on Agenda Request: 
A presentation demonstrating the current Future Land Use Map for the City fo Stuart as well as the 
inventory of vacant futrue land uses pursuant to Florida Staute 163,3177(1)(f)(3).  
 
Funding Source: 
N/A 
 
Recommended Action: 
N/A 
 
ATTACHMENTS: 
1. FLU Evaluation 
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Future Land Use Evaluation
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Total without ROW Vacant

PCN Parcel 9,197 594

Land Use Parcel 3994 212*

*FLU Parcels that I know have approved project was removed
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Total Parcels
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Future Land Use
Commercial

• Total Parcels – 378
• Total Acres - 925
• Vacant Parcels – 37
• Vacant Acres – 138.27

Page 7 of 175



Future Land Use
Conservation

• Total Parcels – 61
• Total Acres - 423
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Future Land Use
Downtown

• Total Parcels – 432
• Total Acres - 223
• Vacant Parcels – 32
• Vacant Acres – 22

Page 9 of 175



Future Land Use
E Stuart

• Total Parcels – 264
• Total Acres - 56
• Vacant Parcels – 82
• Vacant Acres – 16.86
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Future Land Use
Industrial

• Total Parcels – 44
• Total Acres - 103
• Vacant Parcels – 2
• Vacant Acres – 2.61
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Future Land Use
Institutional

• Total Parcels – 40
• Total Acres - 198
• Vacant Parcels – 3
• Vacant Acres – 5.52
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Future Land Use
LD Residential

• Total Parcels – 2383
• Total Acres – 755.8
• Vacant Parcels – 48
• Vacant Acres – 15.69
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Future Land Use
Marine Industrial

• Total Parcels – 12
• Total Acres – 18.5
• Vacant Parcels – 0
• Vacant Acres – 0
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Future Land Use
Neighborhood 
Special District

• Total Parcels – 13
• Total Acres - 96
• Vacant Parcels – 3
• Vacant Acres – 4
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Future Land Use
Office Residential

• Total Parcels – 200
• Total Acres – 140.5
• Vacant Parcels – 5
• Vacant Acres – 6.52
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Future Land Use
Public

• Total Parcels – 58
• Total Acres – 208.7
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Future Land Use
Recreational

• Total Parcels – 18
• Total Acres – 39.5
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Future Land Use
Multi Family

• Total Parcels – 91
• Total Acres – 579.9
• Vacant Parcels – 0
• Vacant Acres – 0
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2  
CITY OF STUART, FLORIDA 

AGENDA ITEM REQUEST 
City Commission 

 
Meeting Date: 1/5/2023 Prepared by: David Dyess 
 
Title of Item: 
AFFORDABLE HOUSING STUDY AND INCLUSIONARY HOUSING 
 
Summary Explanation/Background Information on Agenda Request: 
At the last ZIP workshop, I said that I would get some information on the inclusionary housing law and look 
into the study on housing affordability that HSC talked about at the meeting. 
 
Attached is a good brief on inclusionary housing. When the law first came out, we found it very difficult to 
determine the offsetting cost to make the developer whole on the cost of building the affordable units. Even 
today, after the law has been in place for a bit, it is still hard to measure. What does extra density equal in 
dollars to a developer or, for that matter, what value is any incentive that is not actual money towards the 
project mean for the developer? 
 
Below is information on the study, where the estimated cost is $50,000 and would take 5 to 8 months. The 
primary thing that caught my eye is that they can assist with designing an inclusionary housing ordinance. 

 
Here are questions posed to them and their answers in red:  
 We are finding that the population suffering the most in our county and the surrounding counties are those in 
the 30-80% of our AMI (which is currently $84,000 AMI up from $59,500 just over 3 years ago).    These full-
time working individuals and families are facing and experiencing homelessness for the first (and hopefully the 
last) time in their lives.  Our local workforce is being displaced as more and more digital nomads move into 
our area making significantly  higher income than our locals do. 

• Can we specify the study or emphasize the 30 - 80% household income range? 
1. Yes, the study can focus on whatever income range the City/County would like to 

focus on. 
• What is the approximate range in fees to have this assessment conducted for a medium county 

(approximately 160,000 residents in 2020 according to the census)? Low end to high end--I'm 
sure it varies with all we include in the study--but we're looking for a ball park. 

1. Depending on how many items the City/County would like us to cover, fees have 
ranged from $10,000-$75,000. Reasonably, I could see this in the range of $50,000 for 
the first six items I listed below.   

• Is there an option for the City of Stuart to have a study separately if the city commissioners are 
open to this and the county commissioners are not? The City of Stuart is the County Seat. 

1. Yes, we are open to working with any City or County that has the motivation to 
address its affordable housing needs. 

• The city's population is approximately 18,000 (as of 2020 census)?  

  
Here is a bulleted list of what a Housing Needs Assessment could provide depending on what the City/County 
is looking for: 

• Analysis of best available housing data for Martin County with a focus on housing affordable 
and available to households at or below 120% of the Area Median Income. 
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• Review of housing plans and policy documents for all incentive and subsidy programs. 
• Review of the comprehensive plan and land development code for provisions that restrict the 

development of affordable housing. 
• Analysis of Martin County resources and opportunities to address affordable development.  
• Interviews with market rate and affordable housing developers, major employers, and other 

private and public sector housing professionals in Martin County on housing affordability 
needs. 

• Interviews with County staff in regard to implementation of existing laws and proposed 
policies.  

We also provide implementation assistance if requested that could include the following: 

• Provide recommendations on land use reforms that could encourage and facilitate affordable 
housing development. 

• Assist in designing an inclusionary housing ordinance.  
• Provide best practices on how the County can use publicly-owned land for affordable housing.  
• Assist in designed locally-sourced financial subsidy programs for affordable development or 

individual assistance.  

In the past several years, we have provided this type of in-depth work on a contract basis to Pensacola, 
Sarasota County & the City of Sarasota, Gainesville, Marion County, Ocala, Winter Haven, Collier County, 
and others.   
 
Funding Source: 
If the Commission votes to move forward, a budget amendment would be scheduled to appropriate from 
fund balance prior to moving forward. 
 
Recommended Action: 
It is the manager's recommendation not to proceed with the study due to the cost of the study and the 
limited developable land left within the city.  
 
ATTACHMENTS: 
1. Inclusionary-Zoning-Compliance-with-HB-7103 
2. Inclusionary Housing Statutes 
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inclusionary zoning

Inclusionary Zoning Compliance 
with HB 7103 
BY:  KODY GLAZER 

House Bill 7103, which became law on July 1, 2019 and addressed Florida Statute 125.01055 for 
counties and FS 166.04151 for municipalities, amends the express authorization for mandatory 
inclusionary zoning to provide a requirement that developers be kept economically whole 
in exchange for providing affordable housing. The news coverage about the amended law 
has created some confusion and the Florida Housing Coalition has been responding to local 
government questions over the last several months. This article offers an overview of HB 7103 
and provides guidance for compliance with the amended law.

Inclusionary Zoning (IZ) is a local land use planning tool that requires a housing developer under certain 
circumstances to include a percentage or specified number of affordable housing units within a market-
rate development. The IZ ordinance typically allows an alternative of   contributing to a housing fund or 
development of off-site units in lieu of producing the 
affordable units on-site. The law now requires local 
governments to provide incentives to “fully offset all 
costs” to the developer as a result of the affordable 
housing requirement. 

For example, in exchange for requiring a developer 
to provide affordable units as part of a development, 
the local government must provide incentives such 
as a density or intensity bonus, reducing or waiving 
fees, or by granting other incentives, to offset all 
costs. Local governments will need to calculate the 
costs of providing the affordable units as well as the 
value of various incentives to determine whether 
the requirement for affordable units is fully offset by 
benefits provided to the developer. 

In the months after HB 7103’s passage, communities 
across the state are working to comply with the new 
statutory language. These communities, whether they 
are analyzing their existing IZ ordinances or considering 
enacting new ones, must implement policies to keep 
housing developers economically whole in exchange 
for the development of affordable units. Although this 
task may appear daunting from a local government perspective, the new statutory language provides more 
clarity and perhaps a level of comfort that should facilitate the adoption and implementation of inclusionary 
housing policies. 

“In the months after HB 7103’s passage, 
communities across the state are working to 

comply with the new statutory language. These 
communities, whether they are analyzing 

their existing IZ ordinances or considering 
enacting new ones, must implement policies to 

keep housing developers economically whole 
in exchange for the development of affordable 

units. Although this task may appear daunting 
from a local government perspective, the 

new statutory language provides more clarity 
and perhaps a level of comfort that should 

facilitate the adoption and implementation 
of inclusionary housing policies. ”
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What Costs Must Be Offset? 
Inclusionary zoning requires market-rate developers building a certain size of development to build affordable homes along 
with the market rate homes. What exactly are the costs that a local government must offset?

To determine which costs to offset, the local government must understand all costs of development that are able to be impacted 
by local government action. Local government should identify a staff member with development experience to lead this 
analysis. If in-house staff does not have the time or expertise for this task, the Florida Housing Coalition can assist. These are 
some development costs for local government to consider: 

The Florida Housing Coalition recommends each local 
government create a formula for how to assess these costs 
in conjunction with an inclusionary zoning ordinance. For 
example, if a developer is required to build 30 affordable 
units as part of a 200-unit complex, the local government 
should be able to use the formula to estimate the cost of 
development for the 30 units. Then, the expected revenue 
from the affordable units will be calculated. The expense to 
build the units minus the revenue gained from the disposition 
of the affordable units will be the total value that the local 
government will need to offset. 

Expense to build AH Units – Revenue from Sale/Rental of AH 
Unit = Cost to Offset

What Incentives Can Be Provided to Offset the Costs?
To effectively comply with the new Inclusionary Zoning 
law, communities should target development costs directly 
related to the local government’s land use authority. Local 
governments can relax certain zoning and development 
requirements as incentives to offset the costs of an inclusionary 
zoning ordinance. Here are some of the key incentives to offer 
that relate directly to land use regulations: 

Key Incentives

Construction Costs Construction Material, Labor, General Contractor Overhead

Land Costs Per Acre, Total Cost, Cost per Unit

Parking Space Costs Required Parking

Soft Costs
Impact Fees, Architectural & Engineering Costs, Planning Approval Fees, Environmental 
Clearance, Building Permit Fees, Legal & Insurance Fees

Other Development Costs
Required Landscaping, Outdoor & Common Area Amenities, Meeting Setback & Other Structural 
Standards 

Sample development costs for a typical affordable housing project

Density/Intensity 
Bonuses

Provide greater density 
than otherwise allowed.

Allow for greater 
building heights.

Fees

Waive or reduce impact fees.

Expedite and lower 
the costs of various 
permitting procedures.

Parking 
Requirements

Lower the cost of parking 
construction by reducing 
or altering the number 
of required spots.

Lot 
Configuration

Allow flexible lot 
configurations for 
developers to build more 
units on a given lot.
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inclusionary zoning

Kody Glazer is the Legal Director with the Florida Housing Coalition, specializing in local and state governmental affairs, 
fair  housing,  land  use,  and  environmental  law.  He graduated  Magna  Cum  Laude  from  the  Florida  State University 
College of Law, where he served concurrently on the Law Review and the Journal of Land Use & Environmental Law.

KODY GLAZER

How Will This Work in Practice?
Once a local government identifies the costs of an affordable 
housing contribution and the incentives it can offer, it must 
then calculate the value of the incentives granted and how 
those incentives offset the costs of the IZ requirements. 
This will depend on local costs of development and the 
local housing market. The Florida Housing Coalition can 
assist in calculating these costs and help local governments 
comply with HB 7103. As a rule, we recommend that local 
governments err on the side of making the development more 
profitable than it was prior to the inclusionary requirement 
rather than just breaking even from the offsets provided.

One county in Florida, in the course of amending its existing 
inclusionary zoning ordinance, found that density bonuses alone 
more than offset the cost of compliance with IZ requirements. 
This county found that by allowing market-rate developers to 
build more units than otherwise stated in the zoning code, 
they could comply with HB 7103. If density bonuses alone will 
not offset the costs of a particular development, localities can 
reduce parking requirements, reduce fees, and provide other 
incentives to comply with state law. 

Land Value Capture from Rezoning and Government 
Action
Land value capture (LVC) is a concept that enables communities 
to recover and reinvest increases in land value that result from 
public investment and other government action when local 
government uses its land use authority to increase the value 
of private land, it should capture a reasonable increment of 
that value for public benefit. For example, the act of rezoning 
a parcel of land from an agricultural use to a residential 
use substantially increases the parcel’s value. Under LVC 
principles, a local government would recover some of this 
increase in value for public benefit.1 

1 For more information on land value capture as a tool for financing affordable housing, read Inclusionary Housing, Incentives, and Land 
Value Recapture by Nico Calavita and Alan Mallach: http://ebho.org/wp-content/uploads/2011/09/Calavita_and_Mallach_Inclusionary_
Housing_Incentives_and_Land_Value_Recapture_2009.pdf and Land Value Capture: Tools to Finance Our Urban Future by Lourdes 
German and Allison Ehrich Bernstein: https://www.lincolninst.edu/sites/default/files/pubfiles/land-value-capture-policy-brief.pdf

Inclusionary zoning can be a vital tool for reinvesting property 
value increases created by government action. A local 
government could link IZ directly with local rezoning decisions. 
A locality could require the inclusion of affordable housing 
whenever it increases the value of land from actions such as 
rezoning agricultural land to residential, for example. This 
strategy can be particularly effective in rural and agricultural 
parts of the state that are prime for large-scale development 
due to development patterns and the planning for new roads. 
Land value capture should be included in the economic 
analysis for compliance with HB 7103. Local government 
should use the increase in land value due to rezoning and 
other land use decisions or government actions that increase 
the value of the property as part of the calculation to “fully 
offset all costs” associated with IZ requirements. In areas 
with low allowable densities and intensities, a rezoning to a 
more intense use, which would allow the developer to build 
more units, could cover the costs of an affordable housing 
contribution without the need for additional incentives. 

Conclusion
Affordable housing development requires a healthy 
partnership between the public and private sector. By 
requiring local governments to “fully offset all costs” associated 
with a developer’s affordable housing contribution, HB 7103 
provides comfort and clarity for communities to adopt and 
implement inclusionary housing ordinances. Developers will 
have their costs fully offset and the community will see an 
increase in affordable housing production. 

With over twenty years of inclusionary housing expertise, the 
Florida Housing Coalition is pleased to provide education to 
local governments and community stakeholders and assist 
in drafting and revamping inclusionary ordinances to comply 
with the new statutory framework. 
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INCLUSIONARY HOUSING 
ORDINANCE

Florida Statute 125.01055 ( Effective July 1, 2019)
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Changes 
adopted in
2019

• Affordable Housing – Sections 125.01055 and 166.04151

• Development Review – Sections 125.022 & 166.033

• Comprehensive Plan restrictions – Section 163.3167

• Impact Fees – Section 163.31801

• Private Provider Building Inspections – Section 553.791
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Inclusionary Housing Ordinance  
Sections 125.01055 and 166.04151

– A municipality may adopt an Inclusionary Housing Ordinance.

– Provide a specified number or percentage of affordable housing units to be included in a 
development or allow a developer to contribute to a housing fund or other alternatives in lieu of 
building the affordable housing units. 

• This requires the adoption of a formal ordinance outlining the requirements.

– In exchange, a city must provide incentives to fully offset all costs to the developer of its affordable 
housing contribution.
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Inclusionary Housing Ordinance  
Continued

• INCENTIVES TO FULLY OFFSET ALL COSTS TO THE DEVELOPER OF ITS AFFORDABLE 
HOUSING CONTRIBUTION.

– Allowing the developer density or intensity bonus incentives or more floor space than allowed under 
the current or proposed future land use designation or zoning.

– Reducing or waiving fees, such as impact fees or water and sewer charges.

– Granting other incentives.

– “FULLY OFFSET” has not been tested in the Courts and remains subjective at this time.
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Development Review 
125.022 & 166.033, Florida Statutes

• Local Government must review the application for completeness and provide a letter that 
specifies the deficiencies or Request for Additional Information (RAI) .

– If RAI is issued, developer has 30 days to respond.

• Once application is complete Government has 120 days to either approve, approve with 
conditions or deny the application.

• The amendments seem to now affirmatively requires a quasi judicial body to set forth its 
decision making reasoning and the facts it relies on to reach such a decision.

– It looks like it requires formal “findings of fact” to support the decision.
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Comprehensive Plans
F.S. 163.3167

• Any comprehensive plan or land development regulation adopted from 2019 forward must
incorporate each development order existing before the comprehensive plan’s effective date.

• Must also not impair the completion of the previously granted development order and must 
affirmatively vest the density and intensity of the approved development order.

• If you hold a valid development permit or order that was issued prior to the adoption of 
comprehensive plan or land use code amendments, not only does your permit remain valid, 
so does your allocation of density.

– Provides safe guards to earlier development orders.

– This will encourage local governments to include expiration dates in development orders.
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3  
CITY OF STUART, FLORIDA 

AGENDA ITEM REQUEST 
City Commission 

 
Meeting Date: 1/5/2023 Prepared by: Jodi Nentwick 
 
Title of Item: 
DISCUSSION OF PROPOSED TEXT AMENDMENTS ARISING FROM RESOLUTION No. 93-2022 
 ADDRESSING SECTION 2.07.00(I), DENSITY AND PARKING CALCULATION WITHIN AN URBAN 
PLANNED UNIT DEVELOPMENT IN THE LAND DEVELOPMENT CODE AND POLICY 1.A7.2 OF THE 
FUTURE LAND USE ELEMENT IN THE COMPREHENSIVE PLAN.  
 
Summary Explanation/Background Information on Agenda Request: 
Discuss the proposed text amendments drafted by staff based upon the consensus and direction given at 
the previous ZIP Workshop. Determine if there are further changes necessary or receive direction from 
the Commission for staff to prepare an ordinance incorporating the text amendments for adoption during 
a regular meeting. 
 
Commissioner Collins has asked to go through a PowerPoint (attached) to kick off the discussion.   
 
Funding Source: 
N/A 
 
Recommended Action: 
Discuss and deliberate proposed text amendments and other direction from the Commission. 
 
ATTACHMENTS: 
1. Staff Summary 
2. Comm Collins Discussion  
3. Draft Comprehensive Plan - Future Land Use (1) 
4. Draft LDC Ordinance 
5. Backup Material 11-2-22 Workshop Minutes 
6. Backup Material Ord 2423-2020 
7. Backup Material 5-18-2018 City of Stuart Housing Report 
8. Backup Material 5-19-2017 Economic Development Strategy 
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ZIP WORKSHOP
1.4.23
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Responsible
Growth

Plan
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Responsible
Growth

Plan

Goals

• Accomplish meaningful change

• Prove to residents we are listening

• Practical solutions we can all support

• Signal a new direction to developers
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Responsible
Growth

Plan

Major Objections

• Anti-development, No-Growth

• Miss out on good development opportunities

• Protect true affordable housing (HUD) projects

• Maintain PUD process

• Property rights, Bert J. Harris Act

• State statues limiting home rule
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Responsible
Growth

Plan

Recommendations

1. Fair share parking
2. Remove ½ unit amendment
3. Develop maximum build-out
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Responsible
Growth

Plan

1. Fair Share Parking

• Enforce LDR minimum parking requirements but offer the 
option to pay per space toward garage in lieu of parking

• Developer pays their fair share to park their project

• Protects taxpayers from having to foot the bill

• Update Comprehensive Plan with clause, something like…
• “Any reduction in parking as set forth by minimums in LDR’s must be 

concurrent with infrastructure element by paying into a trust fund…City shall 
update cost of parking every 24 months…”

• Development pays for itself
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Responsible
Growth

Plan

Element 3 – Housing

3.A1. – Managed Growth

“…providing the necessary infrastructure concurrent 
with planned growth as specified by the 
Comprehensive Plan”
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Responsible
Growth

Plan

Element 8A – Capital Improvement

• Promote a desirable pattern of development

• Provide a degree of certainty to the land development 
process

• Maintain and enhance Stuart’s quality of life, natural beauty 
and small-town waterfront character, its stable residential 
neighborhoods, and its status as the commercial/institutional 
hub for greater Martin County
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Responsible
Growth

Plan

Element 8A – Capital Improvement

• 8.A1.3. The City shall promote traffic-calming measures on local, 
residential streets.

• 8.A1.4. To maintain the City’s small town character, the City shall limit 
the width of roadway corridors throughout the City to no more than 
six through lanes

• 8.A1.9 The City shall ensure adequate facility capacity is available to 
serve development for which final development orders were issue 
by the City prior to the adoption of the Comprehensive Plan.
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Responsible
Growth

Plan

Chapter 4 – Concurrency

Sec. 4.05.06. – Proportionate share transportation program.

B.1. “An applicant may choose to satisfy all transportation 
concurrency requirements by contributing or paying 
proportionate share mitigation if transportation 
facilities…are specifically identified for funding in the five-
year schedule of capital improvements…”
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Responsible
Growth

Plan

2. Remove ½ Unit Amendment

• Truly, a backdoor tool to achieve 60 units/acre

• We now know, more units doesn’t mean more affordable

• Stuart is not Jacksonville or Ft. Lauderdale

• State does not allow rent control

• Encourage true affordable private sector HUD opportunities 

• Ex. Gary or Taylor parcels that would serve residents
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Responsible
Growth

Plan

3. Develop Maximum Build-out

• State legislature 2011 growth management changes

• We need to develop max. population for our infrastructure

• Current census data + new residents following completion of 
currently approved projects

• A plan based on the ability to evacuate 25k, 30k safely?

• Traffic concurrency data
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Responsible
Growth

Plan

Element 2 – Transportation

2.A1. [Roadway system levels of service]

“The City shall provide a safe, convenient and efficient 
roadway system by maintaining adopted levels of 
service on all roadways within the City throughout the 
planning period.”
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Responsible
Growth

Plan

Element 2 – Transportation

• 2.A1.2. Establish an annual traffic count program with the purchase 
of traffic counting equipment to monitor peak direction/peak 
hour/peak season and off season traffic…The use of peak hour 
traffic counts shall be used to benchmark conditions.

• 2.A1.3. The City shall continue to monitor traffic counts on City 
roadways.

• 2.A1.4. Except as specified in policies 2.A1.2, 15.1 and 15.2, the 
City adopts the following level of service (LOS) for all arterial 
roadways: LOS E at peak hour.
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Transportation Research Board, Highway Capacity Manual, Special Report 209
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Responsible
Growth

Plan

Element 2 – Transportation

2.A5. - [Width of roadway corridors.]

…the City shall maintain it’s small-town character by 
limiting the width of roadway corridors throughout the 
City to no more than six through lanes and implement 
Complete Streets policies where feasible.”
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Responsible
Growth

Plan

Recommendations

1. Fair share parking
2. Remove ½ unit amendment
3. Develop maximum build-out
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Discussion
Thank you for your attention!
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COMPREHENSIVE PLAN – FUTURE LAND USE ELEMENT  

 

 

 
    Created: 2022-09-28 14:10:10 [EST] 

(Supp. No. 10) 

 
Page 1 of 6 

Objective 1.A7. Future land use categories. 

The future land use categories defined below provide general descriptions intended to encompass all present 
and future land uses in the City of Stuart. The "Table of Land Use Densities and Intensities" provides specific density 
and intensity measures that shall establish the maximum density and intensity allowed in each land use category. 
The Future Land Use Map establishes the optimum, overall distribution of land uses as well as can be established on 
a City-wide basis. Neither these policies nor the Future Land Use Map shall be construed to mean that every parcel 
in a designated area is suitable for the designated use. Other plan objectives and policies will be applied to ensure 
that any proposed development will be suitable for the particular site. Similarly, the Future Land Use Map does not 
assure the landowner the right to the most intense use allowable under the designated future land use category. 
The City shall have the discretion to decide that the permitted land use shall be more limited than the maximum 
allowable under the future land use category; provided, that the City shall approve some development that is 
consistent with the City's plan.  

Policy 1.A7.1. The City of Stuart has designated the following land use categories and allowed uses for all land within 
the City of Stuart:  

A. Low Density Residential: One or two dwelling units per building. Includes single family detached, duplex, 
townhomes, patio homes, garden homes, foster homes, adult congregate living facilities of four or fewer 
unrelated residents, and zero-lot-line residences. Also, public facilities, churches, day care centers, 
schools and electric distribution substations are allowed.  

B. Multi-Family Residential: One to three or more dwelling units per building. Includes single family 
detached, duplex, townhomes, patio homes, garden homes, apartments, condominiums, foster homes, 
group homes of four or fewer unrelated residents, and adult congregate living facilities (ACLF) of five or 
fewer unrelated residents. A limited amount of Commercial is allowed. Stealth communication towers 
are allowed. Also, public facilities, churches, day care centers, schools and electric distribution 
substations are allowed.  

C. Commercial: Land uses and activities predominately connected with the sale, rental, and distribution of 
products or performance of professional and non-professional services. Includes retail sales, service 
establishments, business, professional and other offices, shopping centers, financial institutions, 
restaurants, entertainment, hotels, motels and other temporary lodging. A limited amount of Multi-
Family Residential and indoor industrial uses are allowed. Mixed-use projects are allowed. Also, public 
facilities and electric distribution substations are allowed.  

D. Office/Residential: This mixed-use category allows offices and living residential quarters in the same 
building or in adjacent buildings. Zoning controls the compatibility of these buildings with adjacent land 
uses. Commercial uses are allowed. Also, public facilities and electric distribution substations are 
allowed.  

E. Industrial: Land uses and activities predominantly connected with manufacturing, assembly, processing, 
packaging, research, or storage of products. Additional permitted uses in such areas include 
warehousing, wholesale activity, machine repair, and limited indoor retail sales and professional and 
other offices. Also, public facilities and electric distribution substations are allowed.  

F. Public: Public facilities and uses such as schools, government offices, recreation, cellular telephone 
towers, utilities, historic structures with public or private uses therein, and City sponsored or approved 
economic development or redevelopment projects. Additionally, uses which are determined to 
contribute to the overall community welfare such as vending or entertainment uses directly in support 
of the primary public use associated with a park, plaza, or community center, or City sponsored or 
approved community festival, fair, concert, parade, exhibition, farmers or craft market, or similar events 
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are allowed. "Public" uses shall include those uses that are permitted in the "Recreation" and 
"Conservation" land use categories. Also, electric distribution substations are allowed.  

G. Institutional: Private facilities that fulfill a public or quasi-public purpose or that are similar in nature or 
function to public facilities, and including public facilities. These include schools, nursing homes, 
hospitals, churches, cemeteries, utilities, transmission towers, clubs, day care centers, and adult 
congregate living facilities. Also, electric distribution substations are allowed.  

H. Recreation: Lands and public facilities, including public recreational uses that are both "active" and 
"passive" in nature. These include, but not limited to, neighborhood and community parks, golf courses, 
and spectator sport facilities, and open space areas. Additionally, vending or entertainment uses directly 
in support of the primary recreational use are allowed. Cellular telephone towers are allowed. 
"Recreation" uses shall include those uses that are permitted in the "Conservation" and "Public" land 
use categories. Also, electric distribution substations are allowed.  

I. Downtown Redevelopment: Includes the land area within the Stuart Community Redevelopment Agency. 
General uses permitted include low density residential, multi-family residential, office, commercial, 
recreation, lodging, public facilities, conservation, and mixed-use projects. Individual projects and sites 
may consist of single uses. However, a mix of residential uses and non-residential uses shall be required 
within this designation as a whole. Also, electric distribution substations are allowed.  

J. Neighborhood/Special District: Mixed-use category allowing residential, commercial, and recreation land 
uses such that a functional vertical or horizontal mix of uses is achieved. Developments shall include a 
mix of residential and commercial or office. Uses may be mixed within a single building and on a single 
site provided that impacts from differing uses are mitigated through urban design techniques. Also, 
public facilities and electric distribution substations are allowed.  

K. East Stuart District: General uses permitted include low density residential, multi-family residential, 
office, commercial, recreation and mixed-use projects. Also, public facilities and electric distribution 
substations are allowed.  

L. Conservation: The purpose[s] of the conservation category include: to conserve and protect natural 
resources including wetlands, floodplains, unique native vegetation, and habitat of listed species; to 
provide flood control; and to provide a general open space amenity. Uses allowed include passive 
recreation support facilities and other public facilities and utilities which do not conflict with the purpose 
of this land use category.  

M. Marine/Industrial: Waterfront district which permits continuation of industrial/marine uses while 
encouraging mixed use development including multi-family residential; commercial; office; lodging; 
marinas; and civic uses. Also, public facilities and electric distribution substations are allowed.  

Policy 1.A7.2. Gross densities, gross intensities and proportional use amounts for each land use category are 
established in the "Table of Land Use Densities and Intensities" that is adopted as part of this element. In order to 
promote the efficient use of land and to provide an affordable housing stock (Policy 3.A2.6. Housing opportunities), 
the City's Land Development code shall provide adjustment, through the urban planned unit development process, 
to accommodate smaller residential units and allow smaller housing units to be calculated at 0.5 density in 
accordance to the Land Development Code, Chapter II, Section 2.07.00 – Table 2.07.A. UPUD Unit Density and 
Parking Space Calculation. per unit for units less than 900 sq. ft and 0.75 density per units for units less than 1,100  
sq. ft.  
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TABLE OF LAND USE DENSITIES AND INTENSITIES  

   Residential  Non-Residential  
    UPUD, RPUD or Major 

UCE2  

    

 Land Use  
Category  

In/Out 
CRA1  

General  Not ALF4  ALF  % 
Residential  

General  >2.0 FAR3  % Non-  
residential  

Low Density 
Residential  

NA  <8.72 du/ac 
to 11.62 
du/ac5  

<8.72 du/ac 
to 11.62 
du/ac5  

none  95-100%  <0.75 FAR    0—5%  

Multi-Family 
Residential  

In  <15 du/ac  <30 du/ac  <30 du/ac  70—100%  <3.0 FAR  <20 ac  0—30%  

 Out  <10 du/ac 
to 11.62 
du/ac9  

<30 du/ac  <30 du/ac  70—100%  <0.5 FAR    0—
30%  

Commercial  In  <15 du/ac  <15  <30 du/ac  0—15%  <3.0 FAR  <50 ac  85—100%  
 Out  <10 du/ac  <10  <30 du/ac  0—15%  <1.5 FAR    85—

100%  

Office/Residential  In  <15 du/ac  <30 du/ac  <30 du/ac  0—25%  <3.0 FAR  <10 ac  75—100%  
 Out  <10 du/ac 

to 11.62 
du/ac9  

<30 du/ac  <30 du/ac  0—25%  <1.5 FAR    75—
100%  

Industrial  In  None     0%  <3.0 FAR  <10 ac  100%  
 Out  None     0%  <1.0 FAR    

100%  

Public    None     0%  <1.0 FAR    100%  

Institutional    <10 du/ac  <30 du/ac  <30 du/ac  0%  <0.75 FAR    100%  

Recreation    None      <0.5 FAR    100%  

Downtown 
Redevelopment  

  <15 du/ac8  <30 du/ac  <30 du/ac  0—70%  <4.0 FAR  <50 ac  0—70%6  

Neighborhood/Special 
District  

In  <15 du/ac    <30 du/ac  30—90%  <3.0 FAR  <10 ac  10—70%  
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 Out  <15 du/ac    <30 du/ac  30—90%  <2.0 FAR    10—
70%  

East Stuart  NA  <17 du/ac  <30 du/ac  <30 du/ac  70—100%  <1.5 FAR    0—30%  

Conservation    None     0%  <10% ISR    100%  

Marine/Industrial    <15 du/ac  <15 du/ac  NA  0—25%  <3.0 FAR  <5 ac  0—75%  

 

1  CRA = Community Redevelopment Agency. A delineated area.  

2  RPUD = Residential Planned Unit Development; Major UCCU = Major Urban Code Conditional Use.  

3  The total number of acres in developments approved and constructed after the policy effective date that exceed 2.0 FAR shall not exceed the specified amount.  

4  ALF = Assisted Living Facility  

5  This designation is intended for parcels that are suited for single family attached and detached and duplex development ranging in density from 8.72 for single family units to 11.62 for duplex units.  

6  Recreation uses shall not exceed 25 percent of the land area.  

7  ISR = Impervious surface ratio. Not to exceed 10,000 square feet for any contiguous parcel.  

8  Shall be interpreted on an Urban Subdistrict basis within the CRA (including Urban Neighborhood, Urban General, Urban Center, Urban Waterfront, and Urban Highway).  

9  This designation is intended for parcels that are suited for single family attached and detached, duplex and multi-family development ranging in density from 10 for single family units to 11.62 for 
multi-family and duplex units.  

Note: Throughout the City, properties located in the Coastal High Hazard Area (CHHA), as identified on the future land use map in the Coastal Element of the Comprehensive Plan, are limited to 15 
dwelling units per acre unless the applicant can demonstrate to comply with Florida Statute 163.3178 (9)(a)1,2 and 3. ALFs shall continue to be prohibited within the Coastal High Hazard Area.  
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Policy 1.A7.3. The term "mixed use project" means one which allows for a mix of residential, non-residential 
and recreational land uses such that a functional vertical or horizontal mix of uses is achieved. These uses may be 
mixed within a single building or on a single site, providing that any impacts are mitigated through urban design 
techniques.  

Policy 1.A7.4. The City will establish and monitor land use tracking and monitoring procedures to ensure that 
the specified proportions and acreage limitations are not exceeded and that plan amendments will be adopted in a 
timely manner if development does not occur as expected and desired.  

Policy 1.A7.5. Properties that are annexed into the City shall be given a City land use designation as soon as 
possible after the annexation is finalized.  

Policy 1.A7.6. It is the policy of the City of Stuart that neither the provisions of this Comprehensive Plan nor 
the Land Development Code shall deprive a property owner of all reasonable economic use of a parcel of real 
property, unless it is the intent of the City to exercise its eminent domain authority. Accordingly, the City recognizes 
the effectiveness of F.S. § 70.001 (Bert J. Harris, Jr. Act), in assuring that any potential total "taking" of property rights 
by the City of Stuart is properly identified and that all total private property rights takings are given an opportunity 
for adequate compensation, if required by law and requested by the property owner.  

The relief to which an owner may be entitled shall be any one or more of the following:  

a) Granting of a permit for development;  

b) Clustering, or allowing development rights to be transferred to other properties within the City;  

c) Government purchase of all or a portion of the lots or parcels upon which all beneficial use is prohibited;  

d) Such other relief as the City may deem appropriate and adequate.  

e) Any relief granted by a court of competent jurisdiction.  

Development approved pursuant to the protections in F.S. § 70.001 shall be the minimum necessary to avoid 
a "taking" of the property under state and federal law, and shall be consistent with all other objectives and policies 
of the Comprehensive Plan and the Land Development Code.  

Policy 1.A7.7. [Reserved.]  

Policy 1.A7.8. The development of a public school site shall be permitted in any future land use category in the City 
of Stuart without need for future land use map amendment. Consistency with the City of Stuart Comprehensive Plan 
shall be determined pursuant to the terms of the School Siting Interlocal Agreement between the City of Stuart, 
Martin County Board of County Commissioners, and the Martin County School Board. Per the terms of this 
agreement, the selection of a potential school site must include a standardized process for identifying potential sites 
and objectively ranking potential sites which evaluates, at a minimum:  

a) The proximity of potential sites to existing population centers;  

b) The availability of public facilities for transportation, including bicycle and pedestrian facilities, 
stormwater drainage, potable water and wastewater facilities;  

c) The proximity of complementary uses and facilities;  

d) The potential for negative impacts to native upland and wetland habitats;  

e) The functional hydrology of the proposed site, including an evaluation of the predevelopment and post 
development runoff, wetland management, flood protection, water quality, design standards for 
stormwater storage and conveyance facilities, positive legal outfall, and maintenance;  

f) The ability to redevelop existing underutilized sites; and  

Page 57 of 175



 

 

 
    Created: 2022-09-28 14:10:10 [EST] 

(Supp. No. 10) 

 
Page 6 of 6 

g) The ability to maintain the diversity of the student population at existing schools and the proposed 
school which reflects the demographic composition of the Martin County student population as a whole.  

Policy 1.A7.9. The City's Future Land Use Map series shall consist of the following:  

a) 2030 Future Land Use Map  

b) 2030 Planned Wells  

c) 2030 Flood Zones Map  

d) 2030 Wetlands Map  

e) 2030 Soils Map  

f) 2030 Land Cover Map  

(Ord. No. 1867-02, 10-14-2002; Ord. No. 1974-04, § 1, 12-13-2004; Ord. No. 2205-2010, § 1(Exh. I), 9-27-2010; Ord. 
No. 2342-2017, § 1(Exh. A), 8-28-2017; Ord. No. 2473-2021, § 2(Exh. B), 12-13-2021; Ord. No. 2442-2020, § 1(Att. 
B), 12-14-2020) 
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2.07.00. DESIGNATION OF PLANNED UNIT DEVELOPMENT (PUD) 

A. Purpose. The purpose of this section 2.07.00 is to provide an alternative means of residential, commercial, 
public service and industrial land development and an alternative zoning procedure that may be used to 
establish residential, commercial, public service and industrial planned unit development zoning districts at 
appropriate locations and in accordance with the planning and development objectives of the city.  

A planned unit development (PUD) established according to the provisions of this section may depart from the 
strict application of use, setback, parking requirements, and other requirements of standard zoning districts. 
A PUD shall be consistent with the overall planning and development goals and objectives of the city as 
reflected by the City of Stuart Comprehensive Plan. A primary purpose of this section is to provide a set of 
zoning requirements as a starting point from which such flexibility may be accomplished while maintaining and 
protecting the public health, safety, and welfare of the citizens.  

A second purpose of this section is to establish a resilient living and working environment through the 
application of enlightened and imaginative approaches to community planning, stormwater infrastructure and 
property design. A PUD should provide a variety of natural features and scenic areas, efficient and economical 
land use, improved amenities, orderly and economical development and the protection of adjacent existing 
and future development. Therefore, the PUD alternative may allow uses and design concepts which are not 
specifically allowed in standard zoning districts.  

To the extent that any provisions of this section conflict with any other provisions of this Code, the provisions 
of this section shall prevail.  

B. PUD defined. A PUD may be an residential planned unit development (RPUD), an commercial planned unit 
development (CPUD), an mixed-use planned unit development (MXPUD), an industrial planned unit 
development (IPUD), an urban planned unit development (UPUD), or an public service planned unit 
development (PSPUD). A PUD shall consist of land under unified control which may be planned and developed 
as a whole as a single development operation or as an approved programmed series of development 
operations by multiple developers. A typical PUD will include principal and accessory uses and structures 
substantially related to the character of the development itself and to the surrounding area of which it is a 
part.  

As used above, "unified control" means that all land to be included within a PUD shall be owned or otherwise 
under the legal control of the person or legal entity which has applied for PUD district zoning. Such person or 
entity shall be legally capable of providing a commitment to the city that the PUD development will comply 
with all PUD documents, plans, standards, and conditions ultimately approved by the city.  

A PUD district shall consist of the approved PUD classification and the regulations thereof set forth in this 
section 2.07.00, and as well as any other documents specifically included within the PUD ordinance adopted 
by the city commission. The ordinance approving a PUD shall be deemed a zoning ordinance. The provisions 
of the PUD zoning ordinance shall replace all conflicting development regulations set forth in this Code which 
would otherwise apply to the development site. The PUD ordinance shall be recorded in the public records of 
Martin County. The PUD applicant shall also execute a PUD agreement that incorporates the terms and 
conditions that are set forth in the PUD ordinance.  

The applicant may proceed with development only after a plat, if required by the city commission, is recorded 
in the Martin County public records and after certification by the city development director that the 
construction plans and other required documents substantially conform to all documents approved as part of 
the PUD ordinance. The applicant must produce evidence that would bind his successors in title to any 
commitments made upon approval of PUD.  
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C. PUD district to be shown on official zoning map of the city. The boundaries of land zoned PUD by ordinance of 
the city commission shall be indicated as such on the official zoning map of the city.  

I. Urban planned unit development (UPUD) districts. 

a. Location. A UPUD may be located only within the defined community redevelopment area of the city.  

b. Density. 

i. A UPUD shall not exceed the density outlined in policy A7.2 of the City of Stuart Comprehensive 
Plan relating to gross densities of the underlying future land use designation as defined and 
described "low-density residential," "office/residential," "multi-family residential," "commercial," 
"industrial," "institutional," "marine-industrial," "recreation," "downtown redevelopment," or 
"public," by the future land use element of the City of Stuart Comprehensive Plan, and which is of 
suitable character and compatible with surrounding uses as determined by the city commission.  

ii. The table 2.07.A shall be used for the purpose of residential density and parking space calculation 
within a UPUD.  

Table 2.07.A. UPUD Unit Density and Parking Space Calculation  

Maximum Unit Size Maximum Bedrooms Unit Density Parking Space per Unit 

 900 500 sq. ft.  1  0.5  1.25  1 

1,100 700 sq. ft.  2  0.75  1.4 1 

No maximum  No maximum  1  1.5  

c. Uses. Uses permitted in a UPUD district. The uses of buildings, structures, land or water within a UPUD 
district are subject to the permitted uses outlined in subsection 3.01.03.F.2 urban code district uses.  

d. Development standards. UPUD development standards shall be benchmarked against one of the urban 
districts as defined in section 3.01.00 urban code having regard to building placement, building height, 
non-residential parking, curb cuts, stormwater, open space, landscaping, architectural standards, and 
the urban district design objectives. UPUD standards regarding circulation, parking, utilities, drainage, 
open space, density, and other standards shall apply as described in this Code except as modified by the 
city commission as reflected by the adopted UPUD ordinance.  

J. Planned unit development (PUD) amenity. All PUD applications are encouraged to incorporate one or a 
combination of PUD amenities that demonstrate that the subject application meets the purpose of the Land 
Development Code in providing enlightened and imaginative approaches to community planning, stormwater 
infrastructure and property design. Guidance as to what may be considered to be a PUD Amenity is contained 
within the city's Planned Unit Development Amenity Guidelines, hereby adopted by reference, which may be 
revised from time to time.  

1. Definition. 

PUD amenity means a feature or facility that is added to a PUD development project that enhances the project 
beyond those required under the city's standard zoning regulations and which demonstrates the application of 
enlightened and imaginative approaches to one or more of the following:  

a. Community planning,  

b. Stormwater management,  

c. Environmental stewardship,  

d. Sustainable living,  
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e. Architectural and/or property design,  

f. Historic preservation.  

(Ord. No. 1711-00, 2-14-00; Ord. No. 1777-01, § 1, 4-9-01; Ord. No. 1865-02, § 1, 6-24-02; Ord. No. 1877-02, §§ 1, 2, 
7-22-02; Ord. No. 2054-05, § 1, 11-28-05; Ord. No. 2077-06, § 2, 7-10-06; Ord. No. 2332-2016, § 1, 10-10-2016; Ord. 
No. 2332-2017 , § 1, 8-28-17; Ord. No. 2401-2019, § 1, 4-8-19; Ord. No. 2423-2020, § 1, 1-27-20; Ord. No. 2446-2020 
, § 1, 9-28-20) 
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MINUTES
SPECIAL COMMISSION MEETING OF THE STUART CITY COMMISSION

ZONING IN PROGRESS
NOVEMBER 2, 2022

AT 4:00 PM
COMMISSION CHAMBERS

121 SW FLAGLER AVE.
STUART, FLORIDA 34994

 
CITY COMMISSION

 

Mayor Troy McDonald
Commissioner Becky Bruner
Commissioner Eula R. Clarke

Commissioner Christopher Collins
Commissioner Campbell Rich

ADMINISTRATIVE
 

City Manager, David Dyess
City Attorney, Michael J. Mortell

City Clerk, Mary R. Kindel

ROLL CALL
 

4:00 PM
PRESENT: Mayor McDonald, Commissioner Bruner, Commissioner Clarke, Commissioner 
Collins, Commissioner Rich
 

PLEDGE OF ALLEGIANCE
 

Mayor McDonald announced that the Consent Agenda item would be moved to the first item 
on the agenda.  He also noted that this meeting was advertised from 4 p.m. to 7 p.m. and 
requested the preference of the Commission, whether to stop the meeting at 7 p.m. or continue 
until complete.  All agreed to end the meeting by 7:00 p.m.

 

APPROVAL OF AGENDA
 

4:02 PM  MOTION:  Approval (of Agenda moving Consent Calendar to the first item on 
the Agenda.)
MOVED BY: Christopher Collins
SECONDED BY: Becky Bruner
Motion approved unanimously. 
 

CONSENT CALENDAR
 

 

3. CHRISTMAS PARADE ROAD CLOSURE (RC):

RESOLUTION No. 103-2022; A RESOLUTION OF THE CITY COMMISSION OF 

Backup Material - ZIP Workshop Minutes
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THE CITY OF STUART, FLORIDA, APPROVING A ROAD CLOSURE FOR THE 
ANNUAL VISITING NURSE ASSOCIATION’S STUART CHRISTMAS PARADE 
ON FRIDAY, DECEMBER 2, 2022, BEGINNING AT S. E. MONTEREY ROAD 
TRAVELING WEST ON S.E. OCEAN BLVD. TO CONFUSION CORNER 
INTERSECTION; AUTHORIZING THE CITY MANAGER OF THE CITY OF 
STUART TO SIGN THE FLORIDA DEPARTMENT OF TRANSPORTATION 
PERMIT FOR THE TEMPORARY CLOSING OF A STATE ROAD; PROVIDING 
FOR AN EFFECTIVE DATE; AND FOR OTHER PURPOSES.

   

  

END OF CONSENT CALENDAR
 

4:02 PM  MOTION:  Approve
MOVED BY: Christopher Collins
SECONDED BY: Eula Clarke
Motion approved unanimously. 
 

PRESENTATIONS
 

4:03 PM

 

1. FLORIDA STATUTES COUNTY AND MUNICIPAL PLANNING; LAND 
DEVELOPMENT REGULATION

   

City Attorney, Mike Mortell presented the legal aspects of Zoning In Progress, the codes, 
and regulations.  In the presentation, he reviewed the meaning of quasi-judicial, the 
commission's job in deciding policy, legislative action and the guidelines for 
Comprehensive Plans in Florida Statutes, including a review of sprawl/urban sprawl.  The 
City Commission will be working on the City's Land Development Code which shall contain 
specific provisions in the Comp Plan.  Mortell concluded that the City is performing a 
legislative function and by majority, the Board will adopt the policies and procedures that 
will be used by future commissions and land owners to address the estimated 4,000 acres 
of the City.         

  

2. DEVELOPMENT DEPARTMENT: COMMUNITY PLANNING 
   

4:22 PM  

Jodi Nentwick-Kugler, Development Director, presented on Zoning In Progress, an 
overview of the Development Department's responsibilities, and its future plans.  She 
discussed Community Planning, the Comprehensive Plan and Land Development Code. 
 Ms. Nentwick-Kugler continued the second portion of her presentation to address the 
density allowed by right within the approval of a Planned Unit Development (PUD).    

  

COMMENTS FROM THE PUBLIC (3 Minutes Max.)
 

Prior to Public Comment, Commissioner Clark requested to make an announcement: 
Commissioner Clarke publicly thanked the Stuart Fire Department as she recently experienced 
a personal emergency in which their services were needed and complimented them on the 
professional job they did.

Commissioner Collins requested to make an announcement:  Commissioner Collins 
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commented on a misunderstanding in the community, noting a personal advertisement he 
posted of this Zoning In Progress Meeting with a photo of Zippy the Chimp from the Ed 
Sullivan Show and found it was offensive to some residents.  He apologized to those offended 
and explained that was not his intention, he would like the focus to be on the future 
development of the neighborhoods and working together.

1. Douglas Ashley - NE Dixie Hwy.; Commented on his background in development and 
the number of units built recently in the CRA, surprised and concerned with the growth.

2. Helen McBride - Flamingo Ave.; Complaint about the City microphones and that the 
Commissioners need to speak into theirs better.

3. Jackie Vitale - Seminole St.; Commented on fractional density and thanked the City for 
the ZIP conversation, feels a vision should be created for all residents to thrive and 
would like to see more conversations.

4. Jerry Gore - Lake St.; In favor of the planning but feels disturbed by the flyer/picture 
posted by a Commissioner, but is forgiving and hopes it doesn't stop the progress.

5. Micah Hartowsky - 5th St.; Commented on the difficulty in purchasing home locally, 
density, and feels we should do more with less.

6. Jimmy Smith - Apache Ave.; Thanked the Commission (Collins) for the apology and 
noted the good relationship, believing in God, and loving one another.  NAACP fights 
for all people and all equal rights.

7. Robin Cartwright - Hibiscus Ave.; Echoed Mr. Ashley's comments and encouraged to 
look at everything as a whole; provided             questions for the deliberation; will there 
be an annexation review?, protection vs mitigation, specifically for the wetlands?, and 
will     you be looking at the cars? Noted example of LiftJax, affordable housing in 
Jacksonville.

8. Althea Wiley Stoudimire - Dianna Terr.; Commented that she is glad to hear the 
apology, we are humans first and a title comes         second.

9. Joseph Cooper - 9th St.;  Commented on the ZIP process, his history in Martin County, 
housing costs and wants responsible growth.

10. Earl Hall - Tarpon Ave.; Commented on the photo posted by a Commissioner and as a 
Martin County resident his whole life, feels character counts and everyone should be 
considered. 

11. Bonnie Moser - 10th St.; Commented on knowing what we don't want but the vision 
should be what we do want.  

12. Bob Ernst - Feels community character is important for planners and spoke specifically 
on existing vegetation and locations in Stuart.

13. Robert Raneri - Flagler Ave; Encouraged the Commission to base discussion about 
housing on facts and not fear; would like to see the comments about turning into Ft. 
Lauderdale and other large cities stop and to keep the conversations moving forward.

14. Madeline Greenwood - Letha Cir.; Housing Solutions Council wants to base their 
assessment on facts, asks to bring the Florida Housing Coalition in to do a study on 
community needs and training for commissioners and staff.

15. Carol Ann Leonard - Jackson St.; Commented that not only single family homes are 
needed in Stuart and many are on single household incomes.

16. Laura Giobbi - Ocean Blvd.; Commented that Stuart residents are concerned about its 
future and feels the Commission needs to be more demanding with developers.

17. Joan Goodrich - Business Development Board; Reminder that housing is connected to 
the economy and they are available to provide support to the City as needed.

18. Mechelle McFadden - Bigonia Way;  Commented on the photo posted and how she is 
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trying to teach her son the rights and wrongs of how to treat people and on affordable 
housing.

19. Lucie McGuire - Claremont St., PSL; Stated she is a local, born and raised and is told 
that is rare, feels it should not be rare. Cannot afford to live in Martin County, quoted 
real estate averages.

20. Linda Kay Richards - Cabana Pt.; Commented on the need for affordable housing and 
knows the Commission cannot demand this from developers, noted the high density 
developments on the boarders of the City. 

21. Jimmy Wilson -  Tarpon Ave.; Commented as a non-homeowner, non-businessowner, 
gives back to his community by coaching football to the youth, in favor of affordable 
housing so good people in the community can stay.     

22. Nik Schroth -  Palm St.; Owns 6 businesses, employs over 100 people, and stated the 
salary range of their staffs, with the zoning changes, consider the housing changes, 
architected guidelines, Conversation is about supply and demand.

23. Annette McSwain - Tarpon Ave.; Feels she is stuck in government housing and in favor 
of affordable housing.

24. Amber Strand - 15th Terr.; Commented in favor of the need for affordable housing; 
interested in more information on housing needs assessment, asks for protection of 
trees and water, infilling, reuse Rolf commercial spaces.

25. Marcela Camblor - Sewalls Point - ZOOM; Commented on the codes and what they are 
geared to and design matters, feels the focus should be more on design; concerned 
about the policy regarding buildings that have not been built yet.

26. Gwendolyn Hall Brinkley - Port St. Lucie, ZOOM;  In favor of low income housing, has 
lived in PSL because she could not afford to live in Stuart. Does not feel the apology by 
a Commissioner was genuine.

 

DISCUSSION AND DELIBERATION
 

5:39 PM
 

4. DISCUSS THE TOPICS FROM THE PRESENTATIONS AND DELIBERATE THE 
POLICIES THAT THE COMMISSION WANT TO SEE IMPLEMENTED.  

   

Mayor McDonald noted that a second workshop is suggested after all comments are 
reviewed and their discussion takes place.  The Commissioners began the discussion.

Commissioner Clarke commented on the vision and to get more input from residents, work 
with the strategic plan on how developers can participate in the housing process and a 
possible loan system.  Would like to work with the various developers and organizations 
on what we can do versus what we cannot do to try and develop a plan.  

Commissioner Rich reported his thoughts on the public comments on the affordable 
housing discussion, reviewed and read 3.a2 from an Ordinance,  stating the policy 
supports the objective.  He stated the Elizabeth was allowed to be built with densities 
specifically coming out of the affordable housing section and there was no requirement, 
feels there is an opportunity to be very specific in our vision.

Commissioner Collins commented that he would like to take time so they are not reactive; 
reviewed some commonly asked questions about traffic and affordability and Comp Plan 
regulation.  He would not like to see over restrictive regulations, but does not want to see 
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what has been happening over the past 4 years.  Feels one of the largest problems is the 
urban, 4-story buildings that do not match Stuart's character on the fringes and destroy the 
green space.  Presented potential solutions: Reviewed some municipalities up north who 
have done downzoning to their density and long-term plan for what we want the City to 
look like.  

Commissioner Bruner commented that she feels Stuart is a nice little City and agrees that 
some designs are not as attractive as they could be, City could put holds for various sets 
of time on development, but she cares about the CRA and feels the communication with 
the community is good in the City.  

Mayor McDonald reported that he had done research of Florida Statutes and in the City's 
Comp Plan, it refers to 2020 and needs to be updated.  Would like to get the Beiber Data 
for projections through 2030 and include it in the Plan.  Would like to lock down needs, 
what the affordable rate is per statute, housing needs analysis, inventory, and industrial 
properties.  Would rather see a criteria that offers a density bonus for smaller units and 
keep densities.

City Manager David Dyess, noted what the Commission has done in the past pertaining to 
affordable housing, stated back in 2018/2019 there was a request for developers to have a 
percentage of their developments be considered affordable, which was successful with 
two apartment complexes until the State created a law against it.  To currently address the 
affordable housing issue, he feels government intervention or tax credits are a solution 
and evaluating the law in place on inclusionary housing and determining what the City can 
do with it is an option to consider. Dyess summarized the Commission discussion to bring 
back the following for the next Workshop:

 Bring back an inventory 
 Have a needs assessment done
 Continue discussions - leave half density but change sizing parameters
 Parking pertaining to half density
 Not to change current PUD's in general

Commissioners continued the discussion to include the upcoming review/adoption of Form 
Base Code, identifying neighborhood planning, performance based zoning, and state 
statutes.  Commissioner Collins sought clarity on Florida Statute 163.3177.  Mayor 
McDonald and Attorney Mortell responded, 

The next Zoning In Progress Workshop will be scheduled in January 2023.

Commissioner Clarke concluded with a suggestion of a possible 6-week workshop to 
understand the code and work with the Local Planning Agency (LPA) to get policies 
through to the Commission.  She also commented on the photo posted on ZIP and noted 
to review the Code of Conduct, see if anything was violated, and keep moving forward, 
make them all better Commissioners and move on.  She reminded the public that there is 
a public complaint process.    
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ADJOURNMENT
 

6:50 PM

___________________________                              ____________________________
Mary R. Kindel, City Clerk                                        Troy McDonald, Mayor

Minutes to be approved at the Regular Commission
Meeting this 14th day of November, 2022.
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BEFORE THE CITY COMMISSION

CITY OF STUART, FLORIDA

ORDINANCE NUMBER 2423- 2020

AN ORDINANCE OF THE CITY OF STUART,  FLORIDA,

AMENDING THE EXISTING SECTION 2. 07. 00. I OF

CHAPTER II ENTITLED    " URBAN PLANNED UNIT

DEVELOPMENT    ( UPUD)    DISTRICTS"    TO ADD A

METHODOLOGY FOR RESIDENTIAL DENSITY

CALCULATION AND ADD MINIMUM RESIDENTIAL CAR

PARKING REQUIREMENTS; PROVIDING FOR REPEAL OF

CONFLICTING ORDINANCES;       PROVIDING FOR

SEVERABILITY;  PROVIDING FOR CODIFICATION;  AND

PROVIDING FOR AN EFFECTIVE DATE, AND FOR OTHER

PURPOSES.

WHEREAS, the purpose of this Land Development Code amendment is to support the

objectives of the City' s Comprehensive Plan to initiate land development code to provide for a

variety of housing units; and

WHEREAS, the purpose of this Land Development Code amendment is to support the

objectives of the City' s Comprehensive Plan to initiate land development code; and
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WHEREAS, the Land Planning Agency reviewed the proposed amendments to the Land

Development Code at a public hearing on 12th December 2020 and

WHEREAS, the City Commission duly scheduled, advertised, and held a public hearing on

January 13th, 2020, to consider this ordinance and provide for full public participation in the Land

Development Code amendment process.

NOW THEREFORE, BE IT ORDAINED BY THE CITY COMMISSION OF THE

CITY OF STUART, FLORIDA, that:

SECTION 1:  The Stuart Land Development Code is hereby amended as follows:

Chapter II - ZONING DISTRICTS USES ALLOWED, DENSITY, INTENSITY

2. 07. 00. - DESIGNATION OF PLANNED UNIT DEVELOPMENT ( PUD)

I.    Urban planned unit development ( UPUD) districts.

a.    Location. An UPUD may be located only within the defined community redevelopment
area of the city.

b.    Density.

i.     A UPUD shall not exceed the density outlined in policy A7. 2 of the City of Stuart

Comprehensive Plan relating to gross densities of the underlying future land use

designation as defined and described " low-density residential," " office/residential,"

multi- family residential," " commercial," " industrial," " institutional," " marine-
industrial," " recreation,", " downtown redevelopment," or "public," by the future land
use element of the City of Stuart' s comprehensive plan, and which is of suitable

character and compatible with surrounding uses as determined by the city
commission.

ii.     The table 2. 07. A shall be used for the purpose of residential density and parking
space calculation within a UPUD.

Ord 2423- 2020 2- 2
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Table 2. 07. A. UPUD Unit Density and Parking Space Calculation

Maximum Unit Size Maximum Unit Density Parking Space per
Bedrooms Unit

900 sq. ft 1 0. 5 1. 25

1100sgft 2 0. 75 1. 4

No Maximum No Maximum 1 1. 5

c.    Uses. Uses permitted in an UPUD district. The uses of buildings, structures, land or water

within a UPUD district are subject to the permitted uses outlined in section 3. 01. 03. F. 2

urban code district uses.

d.    Development standards. UPUD development standards shall be benchmarked against one

of the urban districts as defined in section 3. 01. 00 urban code having regard to building
placement, building height, non- residential parking, curb cuts, stormwater, open space,
landscaping,  architectural standards and the urban district design objectives.  UPUD
standards regarding circulation, parking, utilities, drainage, open space, density and other
standards shall apply as described in this Code except as modified by the city commission
as reflected by the adopted UPUD ordinance.

SECTION 2: All ordinances or parts of ordinances herewith are hereby repealed to the extent of
such conflict.

SECTION 3: If any word, clause, sentence, paragraph, section or part thereof contained in this
Ordinance is declared to be unconstitutional, unenforceable, void or inoperative by a court of
competent jurisdiction, such declaration shall not affect the validity of the remainder of this
Ordinance.

SECTION 4: The provision of Sections 1 of this ordinance shall be codified.

SECTION 5: This ordinance shall take effect upon adoption

Ord 2423- 2020 2- 3
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Passed on first reading the 13`h day of January, 2020

Commissioner GLASS LEIGHTON offered the foregoing Ordinance and moved its adoption.

The motion was seconded by Commissioner CLARKE and upon being put to a roll call vote, the vote

was as follows:

YES NO ABSENT ABSTAIN

MICHAEL J. MEIER, MAYOR Y

EULA R. CLARKE, VICE MAYOR Y

BECKY BRUNER, COMMISSIONER Y

KELLI GLASS LEIGHTON, COMMISSIONER Y

MERRITT MATHESON, COMMISSIONER Y

ADOPTED on second and final reading this 27TH day of January, 2020.

ATTEST:

MAR R.       DEL MICHA L J. MEI R

CITY CLERK MAYOR

APPROVED AS TO FORM O S'  UakT•ti aroK. F    
AND ORRE TN S:  Dy

fir

M AL  . MOL a

CITY ATTORNEY

1`

r'

1 ON
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