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PROPOSED AMENDMENT TO THE  
MARTIN COUNTY COMPREHENSIVE PLAN 

 
This document may be reproduced upon request in an alternative format by contacting the County ADA 
Coordinator (772) 320-3131, the County Administration Office (772) 288-5400, Florida Relay 711, or by 
completing our accessibility feedback form at www.martin.fl.us/accessibility-feedback 
 
REQUEST NUMBER:        CPA 22-11, Three Lakes Golf Club FLUM  
Report Issuance Date:            October 16, 2023 
  
APPLICANT:                      Three Lakes Golf Club, LLC 
                                               501 Fern Street 
                                               West Palm Beach, FL 33401 

REPRESENTED BY:          Morris Crady, AICP 
                                               Lucido & Associates 
                                               701 SE Ocean Blvd  
                                               Stuart, FL 34994 
 
PLANNER-IN-CHARGE:   Carolyn Grunwald, Planner 
                                                Growth Management Department 
 
PUBLIC HEARINGS:        Date Action 
Local Planning Agency:                                        November 2, 2023            3-2      
Board of County Commission Transmittal:          November 7, 2023 4-1 
Board of County Commission Adoption:             February 20, 2024                3-1 

SITE LOCATION: The parcel is located on both the east and west side of SW Kanner 
Highway and the north side of SW Bridge Road, east of the Okeechobee Waterway, south 
of SW 96th Street and west of SW Pratt Whitney Road.  
 
APPLICANT REQUEST: This request is for an amendment to the Future Land Use Map 
(FLUM) on a ±1,216-acre parcel. The request proposes to change ±1,216-acres from 
Agricultural to Rural Lifestyle. A Planned Unit Development (PUD) zoning district and 
site plan application has been filed and will be reviewed separately.  
 
STAFF RECOMMENDATION: 
Staff recommends approval of the proposed change from Agricultural to Rural Lifestyle. 
 
EXECUTIVE SUMMARY: 
The application materials say the site was previously owned and used as a family retreat, a 
hunting preserve and tree farm. Currently, golf course construction is proceeding consistent 
with the Agricultural future land use designation.  The application materials say the Rural 
Lifestyle future land use is sought to permit “Additional golf course clubhouse facilities 
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and ancillary uses that cannot other wise be permitted with a standard well and septic tank.” 
“These golf course elements, which include two club house facilities, swim and spa club, 
performance center buildings and employee dormitories, require connection to Martin 
County water and sewer lines that are located adjacent to the subject property.” The 
application materials also say the designation is “not intended to increase density or 
construct any homes.” 
 
Figure 1 - The site is shown below on the location map, highlighted in red. 

  
 
Figure 2 – Aerial photograph of the site, outlined in red. 
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Figure 3 – Shows the existing future land use of the parcel outlined in red.  

 
 
Figure 4 – Shows the proposed future land use, Rural Lifestyle. 
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1.  PROJECT/SITE SUMMARY  

1.1. Physical/Site Summary 

The subject parcel is ±1,216 acres. The parcel is within the following: 

Planning District: Mid County 
Commission District: District 3 
Taxing District: District 3 Municipal Service Taxing Unit 
Urban Service District: Outside of the Primary and Secondary, adjacent to a Freestanding 
Urban Service District. 
 
1.2 Major Roadways 
SW Kanner Highway is a Major Arterial (State Highway 76) that extends from Lake 
Okeechobee to Stuart. SW Bridge Road is a Minor Arterial road that extends from SW 
Kanner Hwy. to Interstate 95. 
 
1.3. Current Amendment Requests –  
Figure 5 – Shows the current Future Land Use Map Amendment applications. 
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A. CPA 21-12, Waterside, is a request to amend the FLUM on 369.89 acres from 
Agricultural to Low Density Residential and Industrial to Low Density Residential. 

B. CPA 22-02, Pulte I-95, is a request to amend the FLUM on 12.33 acres of General 
Commercial to Commercial Office/Residential (allowing 10 units per acre).  

C. CPA 22-10, Walsh/Indiantown Property Holdings, is a request to amend the FLUM 
on 123 acres from Rural Density to Marine Waterfront Commercial. 

D. CPA 22-12, South Florida Gateway Parcel 1 PUD, is a request to amend the FLUM 
on 32.26 acres from Agricultural to Industrial. 

E. CPA 22-13, Kanner Townhomes, is a request to amend the FLUM on 3.18 acres from 
General Commercial to Medium Density Residential. 

F. CPA 23-02, Hobe Sound Storage, is a request to amend the FLUM on 4 acres from 
Medium Density Residential to General Commercial. 

G. CPA 23-03, Sunrise Grove, is a request to amend the FLUM on 205 acres from 
Agricultural to AgTEC. 

H. CPA 23-06, Sandy Cove Plaza, is a request to amend the FLUM on 0.84 acres from 
Limited Commercial to General Commercial. 

I. CPA 23-07 Evergreen Reserve is a request to amend the FLUM on 633 acres from 
Agricultural Ranchette to Residential Estate Density (allowing 1 unit per acre). 

J. CPA 23-10 Martin Commerce Park is a request to amend the FLUM 167 acres from 
Agricultural and Agricultural Ranchette to Industrial.  

K. CPA 23-11 Four Fish PUD is a request to amend the FLUM on 0.9 acres from Limited 
Commercial and Low Density Residential to Martin Waterfront Commercial. 

L. CPA 23-12 The Ranch PUD is a request to amend the FLUM on 3,902 acres from 
Agricultural to Rural Lifestyle. 

M. CPA 23-14 South Florida Gateway Parcel 2 PUD is a request to amend the FLUM on 
32.26 acres from Agricultural to Industrial. 

 
1.4. Past Changes in Future Land Use Designations 
 
There have been some changes in the surrounding area. Since adoption of the Comprehensive 
Growth Management Plan in 1982, some amendments to the FLUM have occurred in the 
immediate area. The amendments are summarized below. 
 
A. CPA 10-19, Ordinance 876 adopted a change from Agricultural to Marine Waterfront 

Commercial (75 acres) and Industrial (174 acres) adjacent to the Okeechobee 
Waterway and south of SW 96th St. 

B. CPA 10-23, Atlantic Ridge (State Park). Ordinance 887 changed 5,747 acres from Low 
Density Residential, Residential Estate Density, Rural Density and Agricultural 
Ranchette to Institutional Recreational and Conservation.  

C. CPA 19-22, Publix Supermarket. Ordinance 1129 changed 6 acres of 16.72 acres from 
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Agricultural to General Commercial.  
D. CPA 19-6, KL Waterside LLC. Ordinance 1153: A FLUM amendment for ±499 acres of 

land lying south of SW 96th Street, east of the St. Lucie Canal and west of SW Kanner 
Hwy. The amendment changed 249 acres of Agricultural, 175 acres of Industrial and 75 
acres of Marine Waterfront Commercial to ±249 acres of Agricultural and ±250 acres of 
Industrial. This amendment involved land described in CPA 10-19 above. 

E. CPA 19-19, Pulte at Christ Fellowship. Ordinance 1154 adopted a change from Rural 
Density (one unit per two acres) to Residential Estate Density (one unit per acre) on 
321 acres east of S.W. Pratt Whitney Rd. and north of S.W. Bulldog Way.  

F. CPA 21-09, Becker B14 FLUM. Ordinance 1186 amended the FLUM to change ± 
1493.91 acres from Agricultural to a new future land use designation, Rural Lifestyle. 

1.5. Adjacent Future Land Use 

North: Agricultural 
South: Agricultural 
East: Agricultural 
West: N/A 
 
1.6. Environmental Considerations 
 
1.6.1.  Wetlands, soils and hydrology 
The soil on the subject site is a combination of 12 different soil types. Please see the below 
figure as provided from the applicant. 
 
Figure 6 - A soils map showing the soils on the subject site. 
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Figure 7 - A composite wetlands map that shows the presence of Hydric Soils and National 
Inventory Wetlands. The composite wetlands data only provides an indicator of potential 
wetlands. The data shown on the composite wetlands map is not equivalent to on site 
delineation by an environmental professional. 

 
1.6.2.  Wellfield protection 
The following is a description of the presence of existing wellfields proximate to the site 
and applicable wellfield protection measures. 
 
The subject, 1,216 acres, site is not within any wellfield protection zones. 

 
1.7. Adjacent Existing Uses 
Below is a summary of the existing adjacent land uses in the general vicinity of the subject 
property: 
 
North – Agricultural  
South – Agricultural  
East – Agricultural 
West – Okeechobee Waterway 
 
2. ANALYSIS 
2.1.  Criteria for a Future Land Use Amendment (Section 1-11 CGMP) 
In evaluating each Future Land Use Map amendment request, staff begins with the 
assumption that the Future Land Use Map, as amended, is generally an accurate 
representation of the intent of the Board of County Commissioners, and thus the 
community, for the future of Martin County. Based on this assumption, staff can 
recommend approval of a requested change provided that consistency is maintained with 
all other elements of this Plan and at least one of the following four items is found to apply. 
If staff cannot make a positive finding regarding any of the items in (a) through (d), staff 
shall recommend denial.  
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(a) Past changes in land use designations in the general area make the proposed use 

logical and consistent with these uses and adequate public services are available; 
or 
 
CPA 19-6 assigned the Industrial future land use designation on 250 acres near the 
subject site within a freestanding urban service district intended for industrial 
development and not the full range of urban development types. CPA 21-09, Becker 
B14 received the Rural Lifestyle future land use on ± 1493.91 acres east of Interstate 
95 and north of Bridge Rd. The Rural Lifestyle future land use is intended for rural 
areas and densities comparable with the Agricultural and Agricultural Ranchette 
future land use designations outside the Primary and Secondary Urban Service 
Districts.  Criterion met. 
 

(b) Growth in the area, in terms of development of vacant land, redevelopment and 
availability of public services, has altered the character of the area such that the 
proposed request is now reasonable and consistent with area land use 
characteristics; or 

The subject site is no longer used for silviculture. Golf course construction is 
underway consistent with the Agricultural future land use designation. Site plans 
and building permits have been approved and extensive industrial development is 
occurring on vacant land across SW Kanner Hwy from the subject. Water and sewer 
service is being constructed to serve the industrial development across SW Kanner 
Hwy. from the subject site in a Freestanding Urban Service District. SW Kanner 
Hwy. was widened from two lanes to four lanes between SW Locks Rd. and a point 
beyond the intersection of SW Kanner Hwy and SW Pratt Whitney Rd... Criterion 
met. 

 
(c) The proposed change would correct what would otherwise appear to be an 

inappropriately assigned land use designation; or 
 
The proposed change would not correct an inappropriately assigned land use 
designation. Criterion not met. 

 
(d) The proposed change would fulfill a public service need that enhances the health, 

safety or general welfare of County residents. 
 
No, changing the land use to Rural Lifestyle does not fulfill a public service need. 
This criterion has not been met. 

Two of the four criteria have been met and staff can make a positive recommendation.  

2.2.  Urban Sprawl 
Urban sprawl is defined as a development pattern characterized by low density, 
automobile-dependent development with either a single use or multiple uses that are not 
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functionally related, requiring the extension of public facilities and services in an 
inefficient manner, and failing to provide a clear separation between urban and rural uses. 
 
Florida Statute 163.3177(6)(a) 9.a. states that any amendment to the future land use 
element shall discourage the proliferation of urban sprawl and provides thirteen indicators 
to judge whether a future land use amendment discourages the proliferation of urban 
sprawl. This proposed amendment complies with 13 out of 13 sprawl criteria that 
discourages the proliferation of urban sprawl. 
 
Florida Statute provides an additional eight criteria, of which four must be met, in order to 
judge whether an amendment can be determined to discourage the proliferation of urban 
sprawl. This proposed amendment meets 4 out of 8 criteria that determine the application 
discourages urban sprawl. 
 
An evaluation of the thirteen indicators for urban sprawl and a determination on the eight 
criteria for this future land use request follow: 
 
(I) Promotes, allows, or designates for development substantial areas of the jurisdiction 

to develop as low-intensity, low-density, or single-use development or uses. 
 
The proposed future land use designation, Rural Lifestyle, does allow clustered units 
at a density comparable to Agricultural or Agricultural Ranchette future land use 
designations. However, neither the maximum density nor the open space requirements 
can be considered “urban.” The extension of water and sewer facilities must be paid 
for by those persons in the Rural Lifestyle future land use designation. Discourages the 
proliferation of urban sprawl.  

 
(II) Promotes, allows, or designates significant amounts of urban development to occur in 
rural areas at substantial distances from existing urban areas while not using undeveloped 
lands that are available and suitable for development. 
 

The proposed future land use designation, Rural Lifestyle, does not promote 
“significant amounts of urban development” or urban density to occur in rural areas. It 
does allow clustered residential units, private golf course development and open space 
preservation in rural areas. Discourages the proliferation of urban sprawl. 

 
(III) Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon 
patterns generally emanating from existing urban developments. 
 

The proposed change will not promote “urban development.” It does allow clustered 
residential units, private golf course development and open space preservation in rural 
areas. Discourages the proliferation of urban sprawl. 
 

(IV) Fails to adequately protect and conserve natural resources, such as wetlands, 
floodplains, native vegetation, environmentally sensitive areas, natural groundwater 
aquifer recharge areas, lakes, rivers, shorelines, beaches, bays, estuarine systems, and 
other significant natural systems.  
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The application materials describe 1,216-acre site (including approximately 500 acres 
between SW Kanner Hwy. and the St. Lucie Canal) as a “private family retreat, tree 
farm and hunting preserve for several decades.” “It contains 3 single family structures, 
farm buildings and access paths scattered throughout the site among the various native 
wetlands and upland habitat that have been impacted by these activities.” 

It does not contain rivers, shorelines, beaches, bays, estuarine systems. Prior to any 
development, an Environmental Assessment will be required from a qualified 
Environmental Consultant. Wetlands found on site must be protected and native upland 
habitat must be protected in compliance with Plan policies and a Preserve Area 
Management Plan. Discourages the proliferation of urban sprawl.  

(V) Fails to adequately protect adjacent agricultural areas and activities, including 
silviculture, active agricultural and silvicultural activities, passive agricultural activities, 
and dormant, unique, and prime farmlands and soils.  
 
No loss of agriculture will occur on lands immediately west of the St. Lucie Canal 
(Okeechobee Waterway) that have been developed with homes. Industrial development is 
occurring across SW Kanner Hwy. from a portion of the subject site. Agricultural lands to 
the south are separated from the subject site by SW Bridge Rd. The minimum 70 percent 
open space and the density limits of the Rural Lifestyle future land use designation will 
limit the impact on adjacent agricultural areas. Golf course construction, permitted under 
the Agricultural future land use designation, has eliminated the silviculture and passive 
agricultural activities that were occurring onsite and may be permitted on adjacent 
Agricultural lands. Discourages the proliferation of urban sprawl. 
 
(VI) Fails to maximize use of existing public facilities and services.  
  

The proposed future land use will utilize most public facilities and services at the same 
level (or lower) than the Agricultural Ranchette future land use designation. The 
maximum density of one unit per five acres will have a minimal demand on regional 
water and sewer facilities. The cost of extending water and sewer facilities must be paid 
for by those persons in the Rural Lifestyle future land use designation. Discourages the 
proliferation of urban sprawl. 

 
(VII) Fails to maximize use of future public facilities and services.   
 

The proposed future land use will utilize public facilities and services at a comparable 
level to the Agricultural Ranchette future land use designation. The maximum density 
of one unit per five acres will have a minimal demand on regional water and sewer 
facilities. The cost of extending water and sewer facilities must be paid for by those 
persons in the Rural Lifestyle future land use designation.  Discourages the 
proliferation of urban sprawl.  

 
(VIII) Allows for land use patterns or timing which disproportionately increase the cost in 
time, money, and energy of providing and maintaining facilities and services, including 
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roads, potable water, sanitary sewer, stormwater management, law enforcement, 
education, health care, fire and emergency response, and general government.  
 

The proposed future land use will utilize public facilities and services at a comparable 
level to the Agricultural Ranchette future land use designation. The maximum density 
of one unit per five acres will have a minimal demand on regional water and sewer 
facilities. The cost of extending water and sewer facilities must be paid for by those 
persons in the Rural Lifestyle future land use designation.  Discourages the 
proliferation of urban sprawl.  

 
(IX) Fails to provide a clear separation between rural and urban uses.  
 

The Rural Lifestyle designation requires substantial open space and development 
approval through a Planned Unit Development. This permits site design that can 
minimize residential units adjacent to agricultural areas off-site. Discourages the 
proliferation of urban sprawl. 

 
(X) Discourages or inhibits infill development or the redevelopment of existing 
neighborhoods and communities.  
 

The Rural Lifestyle designation does not provide a less expensive development option 
to urban infill. The text of the Rural Lifestyle designation text will permit higher tax 
assessments than Agricultural and Agricultural Ranchette areas while permitting 
comparable densities. The numerous public benefits required will cause a high cost of 
development and limit the extent to which the Rural Lifestyle designation is assigned. 
Discourages the proliferation of urban sprawl. 

 
(XI) Fails to encourage a functional mix of uses. 

 
The golf facilities permitted by the Rural Lifestyle future land use will be a functional 
mix with the golf course currently under construction, on the subject site and permitted 
on all lands with the Agricultural future land use designation. Discourages the 
proliferation of urban sprawl. 

 
(XII) Results in poor accessibility among linked or related land uses.  
 

No, this site does not result in poor accessibility among related or existing land uses. 
SW Kanner Highway is a Major Arterial route spanning from Lake Okeechobee to 
Downtown Stuart. Both Kanner Hwy. and SW Bridge Rd. connect agricultural, 
residential, industrial, commercial, and recreational uses. Discourages the proliferation 
of urban sprawl. 

(XIII) Results in the loss of significant amounts of functional open space. 
 

The existing future land use, Agricultural, requires a minimum 50 percent open space. 
The proposed future land use designation, Rural Lifestyle requires 70 percent as a 
minimum and requires additional open space with a higher proposed density. The 
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proposed future land use will not result in a loss of public open space and may require 
the preservation of substantially more private open space than the Agricultural future 
land use designation. Discourages the proliferation of urban sprawl. 

 
The site complies with all 13 sprawl criteria listed above. 
 
2.2.1. Proliferation of Urban Sprawl 
In order for the application to be determined to discourage the proliferation of urban sprawl, 
the amendment must incorporate development patterns or urban forms that achieve four or 
more of the following: 
 
(I) Directs or locates economic growth and associated land development to geographic 
areas of the community in a manner that does not have an adverse impact on and protects 
natural resources and ecosystems. 
 

The Rural Lifestyle future land use directs density (comparable to agricultural 
densities) in a clustered fashion while requiring 70 percent open space. Discourages the 
proliferation of urban sprawl. 

 
(II) Promotes the efficient and cost-effective provision or extension of public infrastructure 
and services.  
 
The proposed future land use does permit the extension of water and sewer service outside 
the Primary, Secondary and Freestanding Urban Service Districts. Encourages the 
proliferation of urban sprawl. 
  
(III) Promotes walkable and connected communities and provides for compact 
development and a mix of uses at densities and intensities that will support a range of 
housing choices and a multimodal transportation system, including pedestrian, bicycle, 
and transit, if available. 
 
The Rural Lifestyle future land use does not promote walkable, connected communities or 
a mix of uses at densities and intensities that support a range of housing choices. It does 
not support multimodal transportation, including pedestrian, bicycle and transit. 
Encourages the proliferation of urban sprawl. 
 
(IV) Promotes conservation of water and energy.  

 
The proposed land use designation may require increased treatment of stormwater prior to 
discharge. However, additional energy will be necessary to serve the future land use 
designation. Encourages the proliferation of urban sprawl. 
 
(V) Preserves agricultural areas and activities, including silviculture, and dormant, 
unique, and prime farmlands and soils.  
 
On the site where the Rural Lifestyle future land use designation is assigned, agricultural 
production, where it exists, will be replaced. However, consistent with the Agriculture 



Page 14 of 19 
 

future land use designation, the silviculture that occurred on this land previously has been 
replaced with golf course construction. Encourages the proliferation of urban sprawl.  
 
(VI) Preserves open space and natural lands and provides for public open space and 
recreation needs. 

 
The Rural Lifestyle future land use designation requires 70 percent open space 
compared with the 50 percent required by the Agricultural future land use designation. 
Neither the Rural Lifestyle nor the Agricultural future land use designation provide for 
public open space. The clustering of residential units may permit more preservation of 
natural lands. Discourages the proliferation of urban sprawl. 

 
(VII) Creates a balance of land uses based upon demands of residential population for the 
nonresidential needs of an area. 
 

The Rural Lifestyle (as proposed on this site) and the Agricultural future land use both 
allow for a maximum of 1 unit per 20 acres for single-family homes. The proposed 
amendment will concentrate a select residential population that will demand 
nonresidential needs providing employment. Discourages the proliferation of urban 
sprawl. 

 
(VIII) Provides uses, densities, and intensities of use and urban form that would remediate 
an existing or planned development pattern in the vicinity that constitutes sprawl or if it 
provides for an innovative development pattern such as transit-oriented developments or 
new towns as defined in s. 163.3164. 
 
Neither the proposed future land use designation nor the existing Agricultural future land 
use designation permits an urban form, transit-oriented development or new towns as 
defined in s. 163.3164. The proposed Rural Lifestyle designation will allow clustering of 
residential units and increased open space within the minimum 1,000-acre PUD. 
Discourages the proliferation of urban sprawl. 
Four out of eight of the criteria have been met to determine the application discourages 
urban sprawl. 
 
2.3 Land Use Compatibility  
The lands south of the subject site have the future land use designation of Agricultural. The 
lands north have the future land use designations of Agricultural, Industrial, Single Family, 
Mobile Home, and a blend of Commercial. The Agricultural and Industrial future land use 
designations separate the subject site from the residential and commercial uses in the 
Primary Urban Service District.  The lands to the east are Agricultural. The Okeechobee 
Waterway borders the west side of the site. Please see Figures 3 and 4. 
 
The proposed Rural Lifestyle future land use will not conflict with the Industrial land 
across SW Kanner Hwy. or the Okeechobee Waterway. The density proposed in the 
application materials will be the same or lower than the density permitted by the land with 
an Agricultural future land use on the east, south and southwest sides. A golf course and 
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clubhouse facilities are permitted in both the Agricultural and Rural Lifestyle future land 
use designations. The compatibility of the proposed use will be comparable to the permitted 
uses in the Agricultural future land use designation. 
 
2.4 Consistency with the Comprehensive Growth Management Plan 
Attached to this staff report are excerpts from the CGMP describing the Agricultural future 
land use designation assigned to the site and the Rural Lifestyle future land use designation 
proposed.  
Staff analysis of the Agricultural future land use designation. Policy 4.13A.1. describes 
most agricultural lands as “far removed from urban service districts.” The 1,216-acre site 
is adjacent to a freestanding Urban Service District but, it is not far removed from the 
Primary Urban Service District. At its closest point the Three Lakes property is 
approximately 2,800 feet from the Primary Urban Service District. 
The Policy also says, “The further intent of the Agricultural designation is to protect 
agricultural land from encroachment by urban or even low-density residential 
development.” The proposed future land use is not urban and, as proposed, will have the 
same or less density than the existing Agricultural future land use designation.  
The Policy goes on to say, “In agriculturally designated lands, the Agriculture zoning 
districts shall provide definitive policy regarding development options.” A golf course and 
related facilities is permitted by the AG-20A zoning district and is currently under 
construction on the subject site. 
The following text of Policy 4.13A.1.(2) must be considered in order to determine whether 
the proposed change is appropriate.   

The following is an excerpt from Policy 4.13A.1.(2), CGMP, Martin County, Fla. (2019), 

(2) Conversion of land designated Agricultural on the FLUM. Agriculturally 
designated land may be redesignated only by an amendment to the FLUM. The intent 
of this section aims to permit such an amendment upon a finding by the Board of 
County Commissioners that the applicant has demonstrated:  

(a) The proposed development shall not adversely impact the hydrology of the area 
or the productive capacity of adjacent farmlands not included in the amendment 
application in any other manner;  

(b) The proposed land conversion is a logical and timely extension of a more intense 
land use designation in a nearby area, considering existing and anticipated land 
use development patterns; consistency with the goals and objectives of the 
CGMP; and availability of supportive services, including improved roads, 
recreation amenities, adequate school capacity, satisfactory allocations of water 
and wastewater facilities, and other needed supportive facilities. Such findings 
shall be based on soil potential analysis and agricultural site assessment.  

Staff Analysis of criterion (a): 
The site has access to the C-44 Canal (aka Okeechobee waterway) for irrigation water. This 
has the potential to minimize ground water withdrawn for irrigating turf grass. The 
proposed text of the Rural Lifestyle future land use designation requires enhanced water 
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quality above minimum requirements in the Martin County Land Development 
Regulations through retention, detention and on-site irrigation prior to discharge to 
receiving waters. The use of retention and detention should not adversely impact the 
hydrology of the area and may improve the hydrology.  
Staff Analysis of criterion (b): 
The proposed Rural Lifestyle future land use designation does not involve a conversion to 
urban development. The proposed designation has densities comparable to the Agricultural 
and Agricultural Ranchette future land use designations. The existing and anticipated use 
of the property is a golf course which is permitted by both the Agricultural and the Rural 
Lifestyle future land use designations. An agricultural site assessment is unnecessary since 
any passive agriculture that occurred previously has been replaced by golf course 
construction.  
Staff analysis of the proposed Rural Lifestyle future land use designation. 
Attached to this staff report is the text of the Rural Lifestyle future land use designation 
proposed for the Three Lakes site. The site comprises more than 1,000 contiguous acres 
adjacent to a Freestanding Urban Service District. The application materials indicate the 
applicant will be proposing a density of one unit per 20 acres, or less, in the Planned Unit 
Development. Additional off site open space will not be necessary. The preservation of 
wetlands and native upland habitat must occur consistent with all other Comprehensive 
Plan policies and a minimum 70 percent open space must occur within the ±1,216-acre site.  
The text of the Rural Lifestyle future land use designation permits the extension of potable 
water and sanitary sewer service. But all costs associated with the extension, ongoing 
service and maintenance of utility services to the site, shall be paid by the Planned Unit 
Development. All other public services will be provided at the same service levels provided 
to the Agricultural and Agricultural Ranchette future land use designations. 
 
2.5. Capital Facilities Impact (i.e. Concurrency Management) 

Policy 4.1B.2. of the Future Land Use Element states: “All requests for amendments to the 
FLUMs shall include a general analysis of (1) the availability and adequacy of public 
facilities and (2) the level of services required for public facilities in the proposed land 
uses. This analysis shall address, at a minimum, the availability of category A and category 
C service facilities as defined in the Capital Improvements Element. No amendment shall 
be approved unless present or planned public facilities and services will be capable of 
meeting the adopted LOS standards of this Plan for the proposed land uses. The Capital 
Improvements Element, or other relevant plan provisions, and the FLUMs may be amended 
concurrently to satisfy this criterion. The intent of this provision is to ensure that the 
elements of the CGMP remain internally consistent.” 

2.5.1. Mandatory Facilities 
2.5.1.1. Water/Sewer Facilities 
The parcel is located in the Martin County Utilities Area. The site has adequate water and 
sewer lines, with a potable water line and a main sewer line available for connection.  
Please see the attached memorandum from the Utilities and Solid Waste Department. 
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2.5.1.2. Drainage Facilities 
Level of Service for drainage facilities is listed below. Compliance with the following 
levels of service requirements must be evaluated with the submittal of a site plan. The 
developed site must comply with the following policies. 
 
Policy 14.1A.2.(2) County water management systems: 
Level of Service 

Major Drainage Ways (over one square mile) - 8.5" in a 24-hour period (25 year/24-
hour design storm)  
Underground Facilities Utilizing Storm Sewers - 6" in a 24-hour period (5 year/24-hour 
design storm)  
All Other Facilities - 7" in a 24-hour period (10-year/24-hour design storm)  
Finished Floor Elevation - 100-year/3-day storm  
(a)  Building floors shall be at or above the 100-year flood elevations, as determined 

from the most appropriate information, including Federal Flood Insurance Rate 
Maps. Both tidal flooding and the 100-year, 3-day storm event shall be considered 
in determining elevations. Lower floor elevations will be considered for 
agricultural buildings and boat storage facilities that are nonresidential and not 
routinely accessed by the public.  

(b)  All project sites shall control the timing of discharges to preclude any off-site 
impact for any storm event. The peak discharge rate shall not exceed the 
predevelopment discharge rate for the 25-year frequency, 3-day duration storm 
event.  
The minimum roadway flood protection design storm shall be the 10-year 
frequency, 24-hour duration storm event unless the roadway is classified as a scenic 
corridor, in which case the flood protection design storm will consider maintaining 
the character of the roadway.  

 
2.5.1.3. Transportation  
Policy 5.2A.1, states: “Establish a base level of service. The LOS standard for all roadways 
in unincorporated Martin County is LOS D in the peak hour/peak direction. Standards for 
the State Highway System are guided by FDOT's latest 'LOS Policy'. The methodology for 
determining roadway facilities' level of service shall adhere to the methodologies identified 
in the latest FDOTs Q/LOS Handbook.”  
 
Please see the attached memorandum from the Public Services Department. 

2.5.1.4 Solid Waste Facilities 
The proposed Future Land Use designation does not exceed the level of service (LOS) 
criteria for solid waste facilities. The required LOS in Martin County is 1.06 tons of 
capacity per weighted population. The weighted average population (the average of 
seasonal and full-time residents) countywide in Fiscal year 2024 is 178,927 persons. In 
fiscal year 2024, there are 263,031 tons of available capacity or 1.47 tons per weighted 
person. The proposed change will not reduce the level of service below capacity. 

2.5.1.5. Parks/Recreation Facilities 
Parks and recreation facilities are calculated on a countywide basis. The county has a 
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total population in Fiscal Year 2024 of 163,560 persons. There are currently 1730 acres 
of active parkland available in the County. The 2024 Capital Improvements Plan provides 
the following LOS analysis for services. The proposed change will not reduce active 
parks and recreation level of service below capacity.  
 
 REQUIRED LOS PROVIDED CURRENT LOS 
ACTIVE PARKLAND 3 acres per 1,000 residents 1730 acres 10.58 acres per 1,000 residents 

BEACH FACILITIES 
9 parking spaces per 1,000 
residents 1,398 spaces 8.5 spaces per 1,000 residents 

 

 
2.5.1.6. Fire/Public Safety/EMS 
The following table shows the levels of service adopted in Chapter 14, Capital 
Improvements. Level of Service Area: Unincorporated Martin County. The analysis is 
based upon a 2024 (weighted average) population in unincorporated Martin County of 
149,109 persons. The proposed future land use change will not diminish the level of service 
below capacity in the Rural areas of Martin County.  
 
 Travel time Areas of Martin 

County 
Required LOS 
Percent of time 

Current LOS 
Percent of time 

Advanced life support 8 minutes Urban 90 97 
Advanced life support 20 minutes Rural 90 97 
Basic life support 6 minutes Urban 90 97 
Basic life support 15 minutes Rural 90 97 
Fire response 6 minutes Urban 90 97 
Fire response 15 minutes Rural 90 97 

 
2.5.1.7. Schools 
The LOS for public school facilities is established by CGMP Policy 17.1A.1.  Pursuant to 
CGMP Policy 17.1B.1, final site plans that include residential units can be approved by the 
County “only after receipt of a School Concurrency Report from the School District stating 
that adequate capacity exists for the anticipated students.”   
  
The property will have no impact on existing schools because the proposed density of 
residential units will be equal to the existing density on the property. 

2.5.2. Non-Mandatory Facilities 
2.5.2.1. Libraries 
Library level of service is calculated on a countywide basis and has a goal of 0.60 gross 
square feet of library space for each resident.  Two volumes of reading material are also 
planned for each weighted resident. The Fiscal Year 2024 Capital Improvement Plan shows 
the current LOS is 0.65 square feet per resident and 2.04 volumes per weighted resident. 
There is currently a deficit in volumes per weighted resident. The proposed future land use 
change will not impact the Library level of services, because the proposed density of 
residential units will be equal to the existing density on the property. 
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Comprehensive Growth Management Plan Policy excerpts. 

October, 2023 

Agricultural future land use designation. 

Policy 4.13A.1. Intent of agricultural designation. The FLUM identifies those lands in 
Martin County that are allocated for agricultural development. This designation is intended to 
protect and preserve agricultural soils for agriculturally related uses, realizing that production 
of food and commodities is an essential industry and basic to the County's economic 
diversity. Most agricultural lands are far removed from urban service districts and cannot be 
converted to urban use without substantial increases in the cost of providing, maintaining and 
operating dispersed services. The allocation of agricultural land is furthered by Goal 4.12.  

The further intent of the Agricultural designation is to protect agricultural land from 
encroachment by urban or even low-density residential development. Such development 
affects the natural environment and may cause adverse impacts such as erosion, run-off, 
sedimentation and flood damage, all of which reduce the land's agricultural productivity. 
Residential development in the Agricultural future land use designation is restricted to one 
single-family residence per gross 20-acre tract. To further avoid activities that adversely 
affect agricultural productivity on such lands on the FLUM, development shall not be 
permitted that divides landholdings into lots, parcels or other units of less than 20 gross 
acres. Acreage may be split for bona fide agricultural uses into parcels no smaller than 20 
gross acres. Subdivisions containing residential dwellings must be platted, provide for all 
necessary services and maintain a minimum of 50 percent open space. Wetlands and 
landlocked water bodies may be used in calculating open space as long as at least 40 percent 
of the upland property consists of open space. Buildings in Agricultural developments shall 
be no more than 40 feet in height.  

Subdivisions containing residential dwellings at a density greater than one single-family 
dwelling unit per 20 gross acre lot shall not be allowed.  

In agriculturally designated lands, the Agriculture zoning districts shall provide definitive 
policy regarding development options. All such provisions in agricultural zoning districts 
shall be consistent with the CGMP. Limited residential and other uses are permitted where 
they are directly related to and supportive of agriculture or would not jeopardize the integrity 
of the agricultural purpose of the district.  

(1) Congregate housing for farm workers. Farm worker housing shall be considered 
an agricultural activity and shall only be permitted as part of bona fide agricultural 
activity, consistent with Policies 4.12A.4. through 7. Agricultural zoning shall 
include farmworker housing as a permitted use, implementing this provision.  

(2) Conversion of land designated Agricultural on the FLUM. Agriculturally 
designated land may be redesignated only by an amendment to the FLUM. The 
intent of this section aims to permit such an amendment upon a finding by the 
Board of County Commissioners that the applicant has demonstrated:  

(a) The proposed development shall not adversely impact the hydrology of the 
area or the productive capacity of adjacent farmlands not included in the 
amendment application in any other manner;  



(b) The proposed land conversion is a logical and timely extension of a more 
intense land use designation in a nearby area, considering existing and 
anticipated land use development patterns; consistency with the goals and 
objectives of the CGMP; and availability of supportive services, including 
improved roads, recreation amenities, adequate school capacity, satisfactory 
allocations of water and wastewater facilities, and other needed supportive 
facilities. Such findings shall be based on soil potential analysis and 
agricultural site assessment.  

 

Rural Lifestyle future land use designation. Ordinance, 1185, Effective September 18, 2023.  

Policy 4.13A.18. Rural Lifestyle. The Rural Lifestyle future land use designation is intended 
to guide development of self-supporting, self-contained and rural communities including 
affiliated recreational amenities with an emphasis on maintaining and enhancing natural and 
manmade open space and promoting sustainability and stewardship of the land and water.   

In order to be eligible for the Rural Lifestyle future land use designation, a minimum of 1,000 
contiguous acres located within unincorporated Martin County and outside the Primary Urban 
Service District are required. To minimize the extension of utility service, a portion of the 
minimum 1,000 contiguous acres must be adjacent to the Primary Urban Service District, the 
Secondary Urban Service District or a Freestanding Urban Service District.   

For purposes of this policy, adjacent property is the same as "abutting" or "adjoining" or 
"immediately adjacent" property and shall refer to property with a shared property line 
regardless of easements on the abutting properties. Properties separated by an existing road 
right of way shall be considered adjacent. Properties adjacent to the urban service districts 
within or adjacent to the Village of Indiantown municipal limits are not eligible for the Rural 
Lifestyle land use designation. 

Approval of an amendment to the Future Land Use Map changing the future land use 
designation on a specific parcel to Rural Lifestyle shall be required. Development of a specific 
parcel with the Rural Lifestyle future land use designation shall be implemented through a 
Planned Unit Development (PUD) zoning agreement and concurrent rezoning approved 
pursuant to the requirements of the Land Development Regulations and the standards 
established herein. 

(1) Within a specific parcel designated as Rural Lifestyle on the Future Land Use Map, 
development shall not exceed a maximum building height of four-stories or 40 feet and a 
minimum of 70 percent of the gross land area shall be established and maintained as open 
space. Wetlands, landlocked water bodies, upland habitat and land used for agricultural 
production may be used in calculating open space.  

(2) Blended densities, as described in Chapter 4, Future Land Use Element, shall be permitted. 

(3) Within the Rural Lifestyle future land use designation, gross residential density, including 
employee dormitory housing, shall not exceed a maximum of one unit per 5 acres. 



Employee dormitory housing shall be allowed, otherwise only detached single-family 
dwellings are permitted. Duplex dwellings and multi-family dwellings are prohibited.  

(a) Development proposed at a density of one unit per 20 acres or less shall be required 
to comply with all minimum preserve area, habitat protection and open space 
requirements in the Comprehensive Plan. Development proposed at a density of 
more than one unit per 20 acres shall be required to exceed the minimum habitat 
protection and open space requirements and provide proportionally more of the type 
of public benefits listed in subsection (9) below.   

(b) Development proposed at a density of more than one unit per 20 acres, but not 
exceeding the allowed maximum of one unit per five acres, shall provide open 
space preservation outside of the specific parcel designated as Rural Lifestyle on 
the Future Land Use Map.  A minimum of one acre of open space shall be provided 
off-site for every two acres assigned the Rural Lifestyle future land use designation. 
The open space provided off-site shall be located within unincorporated Martin 
County and maintained in perpetuity. The following forms of open space may be 
provided off-site: 

 Native upland habitat,  

 Wetland habitat,  

 Lands in agricultural production,  

 Areas of restored habitat 

 Water farming. 

(c) The off-site open space shall be encumbered by a perpetual conservation or 
agricultural easement conveyed to at least one governmental organization and a 501 
(c)(3) conservation organization, to be specified within the PUD Zoning 
Agreement. The property shall not be designated as Rural Lifestyle on the Future 
Land Use Map and shall not be rezoned, but shall be governed by the PUD Zoning 
Agreement and identified therein by legal description.  The perpetual easement 
shall restrict future use of the property in perpetuity to open space, prohibiting 
development of the property inconsistent with this policy and the terms and 
conditions established within the PUD Zoning Agreement. 

Amendments to the Future Land Use Map should consider the potential for on-site 
open space and off-site open space to create contiguous open spaces and corridors 
with other adjacent open spaces and preserves.  

(d) Golf cottages are permitted as an accessory use to a golf course as long as the golf 
cottages remain owned, controlled and operated by the owner(s) of the golf course 
for the exclusive use of members and their guests. Golf cottages shall not be 
counted toward the maximum gross density. One golf cottage per hole of each 
regulation 18-hole golf course shall be allowed up to a maximum of 54 golf 
cottages. Each golf cottage shall be limited to 6 bedrooms. 



(e) Dormitories provided for permanent or temporary employee housing shall comply 
with all requirements of the Florida Building Code. A maximum of 6 employee 
dormitory beds shall be permitted per 100 acres of a specific parcel with a Rural 
Lifestyle future land use designation. The maximum number of single-family 
dwelling units permitted in the Rural Lifestyle future land use shall be reduced by 
one unit for every six employee dormitory beds. 

(f) One accessory dwelling unit shall be allowed on the same lot as a single-family 
dwelling unit. The accessory dwelling unit shall meet the following requirements: 

 An accessory dwelling unit shall not have more than one-half the square footage 
of the primary dwelling. 

 It shall not count as a separate unit for the purpose of density calculations. 

 Construction of an accessory unit shall require recordation of a unity of title 
prohibiting the conveyance of the accessory dwelling unit separate from the 
primary dwelling unit.  

(4) Notwithstanding the prioritization of public services and any prohibition to the extension 
of services outside the Primary Urban Service District, described in Chapters 4, 10 and 11, 
the Rural Lifestyle future land use designation may receive potable water and sanitary 
sewer service through facilities provided by a regional utility.  

The extension of utility services from or through a Primary Urban Service District, 
Secondary Urban Service District or Freestanding Urban Service District to a specific 
parcel with a Rural Lifestyle future land use designation and a Planned Unit Development 
zoning classification shall not serve any other property outside the Planned Unit 
Development agreement. 

All costs associated with the extension, ongoing service and maintenance of utility services 
serving a specific parcel with a Rural Lifestyle future land use designation and a Planned 
Unit Development zoning classification shall be paid by the Planned Unit Development. 
The following additional requirements shall also be applicable: 

(a) A utility plant for a regional sewage system shall not be constructed within the Rural 
Lifestyle future land use designation.  

(b) Package water and wastewater treatment plants, as defined in Chapter 2, shall not 
be permitted in the Rural Lifestyle future land use designation. 

(c) On-site sewage treatment and disposal systems (septic systems) shall comply with 
the requirements of Chapter 10, Sanitary Sewer Services Element. 

(d) A specific Municipal Services Taxing Unit (MSTU) may be established for all costs 
associated with the extension, ongoing service and maintenance of utility services 
within each Planned Unit Development within the Rural Lifestyle future land use 
designation.  



(5) The applicant for a PUD shall plan and appropriately fund public facilities consistent with 
Policy 14.1B.2. which requires that future development shall pay for the full cost of the 
capital improvements needed to address the impacts of such development. The PUD 
Agreement shall include conditions that address public facilities, infrastructure and the 
timing of development to be adopted prior to or concurrent with final site plan approval. 

(6) An economic analysis prepared by a qualified economic analyst shall evaluate the PUD’s 
impact on the availability of public services and facilities, and the benefits provided by the 
PUD, to show a net positive fiscal impact to the County. 

(a) Physical improvements made within the PUD shall have a taxable value that far 
exceeds the value of physical improvements typically found in the Agricultural 
future land use designation (1 unit per 20 acres). The gross density permitted within 
the Rural Lifestyle future land use shall not exceed one unit per five acres. 

(7) PUD Zoning Agreement. All development within a specific parcel designated as the Rural 
Lifestyle on the Future Land Use Map must be developed in accordance with a Planned 
Unit Development (PUD) Zoning Agreement.   

(8) Approval of a PUD agreement and master plan shall occur within five years of a Future 
Land Use Map amendment becoming effective. The PUD master plan must include the 
entire acreage receiving the Rural Lifestyle future land use designation.  If approval of a 
PUD agreement and master plan does not occur within five years, the Board of County 
Commissioners may initiate an amendment to the Future Land Use Map to cause the 
property to revert to its prior future land use designation or the most appropriate 
designation and rezone the property to a consistent zoning district. 

(9) At a minimum, the PUD Zoning Agreement shall require the following public benefits: 

(a)  The offset of biological and ecological impacts of new development through low 
impact development and environmentally beneficial practices including 
community farming, water and energy conservation techniques and innovative 
stormwater management systems that restore and enhance native habitat.  

(b) Enhanced water quality above the minimum requirements established in the Martin 
County Land Development Regulations through retention, detention and on-site 
irrigation prior to discharge into receiving waters and ultimately discharging into 
the St. Lucie River, the Loxahatchee River or the Indian River Lagoon. 

(c) Protection and management of natural lands in perpetuity over and above minimum 
wetland and upland preserve area and open space requirements. The PUD Zoning 
Agreement shall require the perpetual management and/or maintenance of off-site 
lands encumbered by an agricultural or conservation easement and establish a 
funding mechanism for the required management and/or maintenance.  

(d) Compatibility with adjacent agricultural uses and surrounding rural development 
through site design and location of open space. 



(e) Foster healthy lifestyles by creating an interconnected trail system providing access 
to managed natural areas, open space, parks and civic spaces. 

(f) Minimize greenhouse gas emissions and vehicle miles traveled by providing a mix 
of transportation alternatives including multi-modal paths, alternative powertrain 
vehicles and equipment, on-site charging stations, etc. 

(g)  Provide for self-supporting project elements such as first-aid, private security, 
recreation amenities, community store and/or land use restrictions to reduce traffic 
impact and dependence on the lands within the urban service districts. A 
community store shall be restricted to utilization by only the residents, guests and 
employees of the PUD and shall not exceed 6,000 square feet.  

(h) Provide private or public recreation uses and events that support or complement 
sustainable rural or agricultural lifestyles and local charities or that provide direct 
environmental benefit, employment or economic opportunities. 
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Martin County School District General School Capacity Analysis 
 

This general analysis is completed to meet the development review policies specified in 
Section 6.2.6 of the Martin County, City of Stuart, and Martin County School Board 
Interlocal Agreement for School Facilities Siting and Planning, and Section 17.7 Public 
School Facilities Element of the Martin County Comprehensive Plan. 
 
Applicant:      Three Lakes Golf Club LLC. – Morris Crady, Lucido  

&  Associates 772-220-2100 
 

Project Name: Three Lakes Golf Club PUD  

Parcel # - PCN: 14-39-40-000-000-00010-3 

Date: 10/16/2023 

Request: Request for a General School Capacity Analysis for Three 
Lakes Golf Club PUD, 60 unit community on 1,216 acres 
over a 10 year period, located on SW Kanner Hwy. 

Student Generation Calculation: 
 

Residential Units (10 yrs.) 60    
Current Student  
Generation Rate 

          .1987 

Elementary 61% 7 
Middle 22% 3 
High 17% 5 

Total Forecasted Students 12 
 

School Zone Enrollment & Permanent Capacity: 
Enrollment Numbers below reported from FOCUS, Projections through School District  
CIP Application 

 
CSA 

2022-2023 
(as of 

2/10/23) 
Enrollment 

2024-2025 
COFTE 

Projected 
Enrollment 

2024-2025 
LOS 

Concurrency 
Capacity 

South Zone – Crystal 
Lake Elementary 

School 
 

435 
 

413 
 

836 

South Zone –
Anderson Middle 

School 

 
1024 

 
1076 

 
1381 

South Zone – 
South Fork High 

School 
1773 1781 2114 
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Comments: This General School Capacity Analysis shall be used in the evaluation of a 
development proposal but shall not provide a guarantee that the students from the 
above- referenced project will be assigned to attend the particular school(s) listed. The 
analysis indicates the elementary, middle and high school enrollment is projected to meet 
the Concurrency (LOS) Level of Service capacity. 

 
A School Concurrency Review is completed for Final Site Plan applications that include 
residential units. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Facilities Department 
Martin County School District 
1939 SE Federal Highway  
Stuart, Florida 34994 
Ph. 772.219.1200 Ext 30131 
  











 

 

MARTIN COUNTY, FLORIDA 
INTER-OFFICE MEMORANDUM 

 
 TO: Clyde Dulin, AICP                   DATE: October 15, 2023              

Comprehensive Planning Administrator  
 

 FROM: Jim Christ    
  Planner 
                              
SUBJECT: Comprehensive Plan Amendment 2022   CPA 22-11, Three Lakes Golf Club 
 
After a review of the materials received September 15, 2023 the Utilities and Solid Waste 
Department have the following comments: 
 
 
BACKGROUND:  
Description:  
 
This request is for an amendment to the Future Land Use Map (FLUM) on a ±1,216-acre 
parcel. The request proposes to change ±1,216-acres from Agricultural to Rural Lifestyle 
(with a maximum of 1 unit per 20 acres for density). Development of the parcel will require 
a rezoning to a Planned Unit Development (PUD) Agreement as it is required by the future 
land use. The Three Lakes agreement, site plan and rezoning change are being reviewed 
with a separate staff report. 
 
The entire site is 1,216-acres.  
 
Existing Future Land Use:  Agricultural (one unit per 5 acres). 
 
Proposed Future Land Use: Rural Lifestyle  

(one unit per 5 acres to be developed at one unit per 20 acres). 
 
Existing Zoning: Three Lakes  Planned Unit Development Agreement, site plan and 

rezoning change are being reviewed with a separate staff report.  
 
Proposed Zoning: PUD 
 
Existing Development: Agricultural land  
 
Utilities:       Well and Septic. 
 
Project Coordinator: Clyde Dulin Comprehensive Planning Administrator  
 
 
 
 
 
 



 

 

Future Potential Development: 
 
Projected Utilities for the Existing Future Land Use: 
 

There is a potential 60 single family residential units golf cottages and accessory 
uses served by private wells and septic systems. 

 
Projected Utilities for the Proposed text change Use: 
 

There is a potential for approximately 54 cottage units and 60 single family units 
on the 1,216 acres. Adequate treatment plant capacity currently exists to service the 
proposed Comprehensive Plan Amendment.  

 
COMMENTS: 
 
Utilities Comments: 
 

Potable Water Service is to be provided by the Consolidated Utility Water System 
Treatment Plants.  The Service provider is Martin County.  Adequate treatment plant 
capacity currently exists to service the proposed development.   [ref. Code, LDR, 
s.5.32.D.3.a.(1) and (2) Code, LDR, Art.5, Div.2] 
 
            Determination of available capacity: 

Permitted Capacity      18.800 MGD 
Maximum Day Flow (Past 12 months)    -13.628 MGD 
Projects With Service Agreements        -.372MGD 
Available Capacity       4.800 MGD 

 
Sanitary Sewer Service is to be provided by the Consolidated System.  The Service 
provider is Martin County.  The interconnected systems of Dixie Park, Martin Downs 
and Tropical Farms, known as the Consolidated Wastewater System, provides 
wastewater disposal service to the Martin Downs, Port Salerno and Tropical Farms 
service areas.  [ref. Code, LDR, s.5.32.D.3.b.(1) and (2) Code, LDR, Art.5, Div.2]. 

 
            Determination of available capacity: 

Permitted Capacity 5.900 MGD 
Contiguous Three Month Average Daily Flow -3.492 MGD 
Projects With Service Agreements -0.224 MGD 
Available Capacity 2.091 MGD 
 
Sanitary sewer service capacity reservation for this development must be 
reserved through the execution of a Water and Wastewater Service Agreement 
with Martin County Utilities. This project is in compliance with the Martin 
County Code [ref. Code, LDR, s.5.32.D.1,2.(a)(b) and (c), 3.b.(1)(b) and (2) 
Code, LDR, Art.5, Div.2]. 
 

 Wastewater lines of adequate capacity to service the subject development site 
are in place. This project is in compliance with the Martin County Code [ref. 
Code, LDR, s.5.32.D.3.b.(3) and (4) Code, LDR, Art.5, Div.2]. 



 

 

 
Wellfield/Groundwater Protection Comments: 
 
If groundwater or surface water withdrawals are proposed for irrigation, the applicant 
will be required to submit a South Florida Water Use Permit and may be required to 
submit groundwater computer model.  
 
 
JC/jc  
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PROJECT NARRATIVE  

 

CPA #22-11    

Three Lakes Golf Club PUD 

  
Comprehensive Growth Management Plan  

Future Land Use Map Amendment from 

Agricultural to Rural Lifestyle 
July 7, 2023 

 

 

EXISTING PROPERTY CHARACTERISTICS 

The 1,216-acre (+/-) subject property is located on both sides of South Kanner Highway, north of Bridge 

Road, approximately two miles west of I-95 in unincorporated Martin County, Florida. The project area 

includes an approximately 500-acre parcel west of Kanner Highway along the St. Lucie Canal (also 

known as the C-44 Canal or Okeechobee Waterway) and a 700-acre parcel east of Kanner Highway.  

 

The property has been utilized as a private family retreat, tree farm and hunting preserve for several 

decades.  It contains 3 single family structures, farm buildings and access paths scattered throughout the 

site among the various native wetlands and upland habitat that have been impacted by these activities.  

 

The property is designated in the Comprehensive Plan for Agricultural future land use and located outside 

the primary and secondary urban service district boundary. The property is zoned AG-20A which allows a 

maximum density of 1 unit per 20 acres. 

 

EXISTING “BY-RIGHT” GOLF COURSE MAJOR SITE PLAN APPROVAL 

On September 27, 2022, the property obtained approval to construct two 18-hole golf courses, short 

course practice area, driving range facilities, a maintenance facility, access from Bridge Road and Kanner 

Highway, parking areas and use of an existing house for the owners and their guests.  The final site plan 

approval is consistent with the existing Agricultural future land use and AG-20A zoning district.  It 

included an environmental assessment and approval of a Preserve Area Management Plan for the entire 

site.  The proposed golf courses and related facilities are currently under construction. 

 

COMPREHENSIVE PLAN FUTURE LAND USE MAP AMENDMENT 

The proposed Comprehensive Growth Management Plan future land use map (FLUM) amendment from 

Agricultural to Rural Lifestyle is not intended to increase density.  It is only necessary to accommodate 

additional golf course clubhouse facilities and ancillary uses of the proposed Three Lakes Golf Club 

PUD, which cannot otherwise be permitted with a standard well and septic tank.  The golf course 

elements require connection to Martin County water and sewer lines that are located adjacent to the 

subject property. 

 

 

 

 



 
 

2 
 

The connection to existing water and sewer services is made possible by way of the land use change to 

Rural Lifestyle.  The Rural Lifestyle land use promotes proposed projects that maintain and enhance 

natural and manmade open space, promote sustainability and stewardship of the land, and provide 

opportunities for lifestyles that benefit the local economy, promote health and well-being and contribute 

to local charitable organizations. 

 

 

PROJECT DESCRIPTION 

As shown on the PUD master site plan submitted under separate cover, the proposed project will consist 

of three 18-hole private golf courses, practice range and short game practice facilities, golf maintenance 

and clubhouse facilities on both sides of the Kanner Highway and various amenities including pool, 

fitness and spa facilities. The golf course elements approved under the AG-20A zoning district will 

become Phase 1 of the PUD and the remaining elements will be identified as Phases 2 and 3. 

 

To support the members and their guests, golf cottages that will be owned and operated by the club are 

proposed for short term stays and weekend visits.  Dormitory housing, which will also be owned and 

operated by the club, is proposed to meet the demand for employee housing during peak seasonal use.  No 

standard residential units are proposed. 

 

The project will include more than 95% open space including golf course areas, landscape areas, lakes, 

upland and wetland preserve areas, and required wetland buffer preserve areas that will be restored and 

managed in perpetuity pursuant to an approved Preserve Area Management Plan. 

 

Approximately 180 acres of lakes will be constructed to manage storm water from the project site and to 

intercept water from the St. Lucie Canal (C-44) that would normally be discharged into the South Fork of 

the St. Lucie River. The canal water will be stored on site and used for irrigation of the golf courses. 

Based on the amount of open space, all irrigation and storm water will be retained on site and filtered 

through ground surface penetration and/or expansive lake littoral zones designed to provide habitat for 

native wildlife. 

 

All jurisdictional wetlands will be protected by a 50’ wide upland preserve buffer. An additional 25’ 

setback is provided between the golf course use and the preserve areas to ensure no negative impacts to 

the preserve area by prohibiting turfgrass, irrigation, fertilizer or pesticide use within the 25’ setback. 

 

Primary access to the site will be by way of SW Bridge Road with secondary access points on SW Kanner 

Highway. To minimize interruptions to highway traffic, required turn lanes will be provided along with 

other right-of-way improvements including a bridle path on Bridge Road. 
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EXHIBIT “A” 
THREE LAKES GOLF CLUB  

LEGAL DESCRIPTION 
PCN 14-39-40-000-000-00010-3 

 
PARCEL 1 (PARCEL ID: 24-39-40-000-001-00020-8) 
 
THAT PORTION OF SECTIONS 23 AND 24, TOWNSHIP 39 SOUTH, RANGE 40 EAST, MARTIN 
COUNTY, FLORIDA, LYING SOUTH AND EAST OF THE RIGHT-OF-WAY OF STATE ROAD 76, LESS 
60.00 ACRES MORE PARTICULARLY DESCRIBED AS FOLLOWS TO WIT: 
BEGIN AT THE SOUTHWEST CORNER OF SAID SECTION 24, ALSO BEING A POINT IN THE NORTH 
RIGHT-OF-WAY LINE OF STATE (NOW COUNTY) ROAD 708, BASED ON WARRANTY DEED, AS 
SHOWN IN DEED BOOK 55, PAGE 327; THENCE RUN NORTH 89 DEGREES 45 MINUTES 40 
SECONDS EAST, ALONG THE SOUTH LINE OF SECTION 24 AND THE NORTH RIGHT-OF-WAY LINE 
OF SAID STATE (NOW COUNTY) ROAD 708, A DISTANCE OF 2,008.76 FEET; THENCE RUN NORTH 
00 DEGREES, 14 MINUTES, 20 SECONDS WEST, A DISTANCE OF 2,068.96 FEET TO A POINT IN 
THE SOUTHEASTERLY RIGHT-OF-WAY LINE OF STATE ROAD 76; THENCE RUN SOUTH 50 
DEGREES 11 MINUTES 38 SECONDS WEST, ALONG SAID SOUTHEASTERLY RIGHT-OF-WAY LINE 
OF STATE ROAD 76, A DISTANCE OF 2,540.92 FEET TO THE BEGINNING OF A CURVE CONCAVE 
TO THE NORTHWEST, HAVING A RADIUS OF 3,250.36 FEET; THENCE SOUTHWESTERLY ALONG 
THE ARC OF SAID CURVE THROUGH A CENTRAL ANGLE OF 14 DEGREES 59 MINUTES 52 
SECONDS, A DISTANCE OF 850.82 FEE TO THE INTERSECTION WITH SOUTH LINE OF STATE 
(NOW COUNTY) ROAD 708; THENCE NORTH 89°DEGREES 45 MINUTES 40 SECONDS EAST, 
ALONG SAID SOUTH LINE OF SAID SECTION 23 AND THE NORTH RIGHT-OF-WAY LINE OF SATE 
(NOW COUNTY) ROAD 708, A DISTANCE OF 668.92 FEET TO THE POINT OF BEGINNING, 
CONTAINING 60.00 ACRES, MORE OR LESS. 
 
PARCEL 2 (PARCEL ID: 19-39-41-000-002-00000-8) 
 
THE WEST 53.57 FEET OF TRACT 2, ALL OF TRACT 3, ALL OF TRACT 4 LYING EAST OF THE RIGHT-
OF-WAY OF STATE ROAD 76 (KANNER HIGHWAY), ALL OF TRACTS 5 AND 6 AND THE WEST 53.57 
FEET OF TRACT 7, THE WEST 53.57 FEET OF TRACT 10, ALL OF TRACTS 11, 12, 13 AND 14 AND 
THE WEST 53.57 FEET OF TRACT 15 IN SECTION 19, TOWNSHIP 39 SOUTH, RANGE 41 EAST, OF 
TROPICAL FRUIT FARMS, ACCORDING TO THE PLAT THEREOF RECORDED IN PALM BEACH (NOW 
MARTIN) COUNTY, FLORIDA IN PLAT BOOK 3, PAGES 5 AND 6. 
 
PARCEL 3 (PARCEL ID: 18-39-41-000-006-00060-8)  
 
THE SOUTH 331.62 FEET OF TRACT 6 LYING EAST OF THE RIGHT-OF-WAY STATE ROAD 76, THE 
WEST 53.57 FEET OF THE SOUTH 331.62 FEET OF TRACT 7, THE WEST 53.57 FEET OF TRACT 10, 
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ALL OF TRACT 11, THOSE PORTIONS OF TRACT 12 AND 13 LYING EAST OF STATE ROAD 76, ALL 
OF TRACT 14 AND THE WEST 53.57 FEET OF TRACT 15 IN SECTION 18, TOWNSHIP 39 SOUTH, 
RANGE 41 EAST, OF THE PLAT OF TROPICAL FRUIT FARMS, ACCORDING TO THE PLAT THEREOF 
RECORDED IN PALM BEACH (NOW MARTIN) COUNTY, FLORIDA IN PLAT BOOK 3, PAGES 5 AND 
6. 
 
PARCEL 4 (PARCEL ID: 30-39-41-000-002-00000-5 PER O.R. BOOK 1514, PG. 2556)  
 
ANY PART OF TRACTS 3 AND 4, AND THE WEST 53.57 FEET OF TRACT 2, IN SECTION 30, 
TOWNSHIP 39 SOUTH, RANGE 41 EAST, OF TROPICAL FRUIT FARMS, ACCORDING TO THE PLAT 
THEREOF RECORDED IN PALM BEACH (NOW MARTIN) COUNTY, FLORIDA IN PLAT BOOK 3, 
PAGES 5 AND 6, THAT LIES NORTHERLY OF STATE (NOW COUNTY) ROAD 708. 
 
PARCEL 5 (PARCEL ID: 24-39-40-000-001-00020-8) 
 
BEING A PARCEL OF LAND IN SECTIONS 23 AND 24, TOWNSHIP 39 SOUTH, RANGE 40 EAST, 
MARTIN COUNTY, FLORIDA, LYING SOUTH AND EAST OF THE SOUTHEASTERLY RIGHT-OF-WAY 
LINE OF STATE ROAD 76 AND NORTH OF THE NORTHERLY RIGHT-OF-WAY LINE OF STATE ROAD 
708, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
BEGIN AT THE SOUTHWEST CORNER OF SAID SECTION 24, THENCE RUN NORTH 89 DEGREES 45 
MINUTES 40 SECONDS EAST, ALONG THE SOUTH LINE OF SAID SECTION 24, A DISTANCE OF 
2008.76 FEET (SAID LINE ALSO BEING THE NORTHERLY RIGHT-OF-WAY LINE OF STATE ROAD 708 
AS RECORDED IN DEED BOOK 55, PAGE 327); THENCE NORTH 00 DEGREES 14 MINUTES 20 
SECONDS WEST, A DISTANCE OF 2,068.96 FEET TO THE INTERSECTION WITH THE 
SOUTHEASTERLY RIGHT-OF-WAY LINE OF STATE ROAD 76; THENCE SOUTH 50 DEGREES 11 
MINUTES 38 SECONDS WEST, ALONG SAID SOUTHEASTERLY RIGHT-OF-WAY LINE OF STATE 
ROAD 76, A DISTANCE OF 2540.92 FEET, TO THE POINT OF CURVATURE OF A CURVE CONCAVE 
TO THE NORTHWEST HAVING A RADIUS OF 3250.36 FEET; THENCE ALONG THE ARC OF SAID 
CURVE A DISTANCE OF 850.82 FEET THROUGH A CENTRAL ANGLE OF 14 DEGREES 59 MINUTES 
52 SECONDS TO THE INTERSECTION WITH THE SOUTH LINE OF SECTION 23 (SAID LINE ALSO 
BEING THE NORTHERLY RIGHT-OF-WAY LINE OF STATE OF ROAD 708; THENCE NORTH 89 
DEGREES 45 MINUTES 40" EAST, ALONG THE SOUTH LINE OF SECTION 23, A DISTANCE OF 
668.92 FEET TO THE POINT OF BEGINNING, CONTAINING 60.00 ACRES, MORE OR LESS. 
 
 
PARCEL 6 (PARCEL ID: 14-39-40-000-000-00010-3 AND 23-39-40-000-000-00010-4) 
 
THAT PART OF SECTION 14, LYING EAST OF THE EASTERLY RIGHT-OF-WAY LINE OF THE ST. 
LUCIE CANAL, AS SHOWN ON SHEET 7, PLAT BOOK 2, PAGE 35; THAT PART OF THE NORTHEAST 
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QUARTER AND THE NORTHWEST QUARTER OF SECTION 23 LYING EAST OF THE EASTERLY 
RIGHT-OF-WAY LINE OF THE ST. LUCIE CANAL; THE NORTH 65.90 OF THAT PART OF THE 
SOUTHWEST QUARTER OF SECTION 23 LYING EAST OF THE EASTERLY RIGHT-OF-WAY LINE OF 
THE ST. LUCIE CANAL; AND THE NORTH 65.90 FEET OF THE WEST 350 FEET OF THE SOUTHEAST 
QUARTER OF SECTION 23, ALL IN TOWNSHIP 39 EAST SOUTH, RANGE 40 EAST, MARTIN 
COUNTY, FLORIDA. TOGETHER WITH THE EASEMENT FOR INGRESS, EGRESS AND TRAVEL TO 
AND FROM STATE ROAD NO. 76 AND THE LANDS DESCRIBED ABOVE, SAID EASEMENT BEING 
OVER, ACROSS, IN AND UPON THE WEST 100 FEET OF THE SE 1/4, LESS THE WEST 350 FEET 
THEREOF, OF SECTION 23, AND THAT PART OF THE NE 1/4 OF SECTION 26, LESS THE WEST 350 
FEET THEREOF, LYING NORTH OF STATE ROAD NO. 76, TOWNSHIP 39 SOUTH, RANGE 40 EAST, 
GRANTED BY EASEMENT GRANT DATED JANUARY 21, 1975, FROM SUSAN PHIPPS COCHRAN, 
ALSO KNOWN AS SUSAN P. COCHRAN, AND FORMERLY KNOWN AS SUSAN P. SANTANGELO, TO 
PALM BEACH TRUST COMPANY AND JOGN EUGENE PHIPPS, AS EXECUTORS OF THE WILL OF 
MICHAEL G. PHIPPS, DECEASED, RECORDED IN OFFICIAL RECORDS BOOK 382, PAGE 1330, 
PUBLIC RECORDS OF MARTIN COUNTY, FLORIDA. 
 
PARCEL 7 (PARCEL ID: 23-39-40-000-000-00010-4 AND 24-39-40-000-000-00010-2) 
 
THAT PART OF THE SOUTHEAST QUARTER OF SECTION 23, LESS THE WEST 350 FEET THEREOF, 
LYING NORTH AND WEST OF STATE ROAD NO. 76; THAT PART OF THE SOUTHWEST QUARTER 
OF SECTION 24 LYING NORTH AND WEST OF STATE ROAD NO. 76, LESS THE FOLLOWING 
DESCRIBED PARCEL: 
BEGIN AT A CONCRETE MONUMENT LOCATED AT THE POINT WHERE THE NORTHWESTERLY 
RIGHT-OF-WAY LINE OF STATE ROAD 76 INTERSECTS THE SOUTHERLY BOUNDARY LINE OF 
TRACT 6, SECTION 24, TOWNSHIP 39 SOUTH, RANGE 40 EAST, TROPICAL FRUIT FARMS, PLAT 
BOOK 3, PAGE 6, PUBLIC RECORDS OF PALM BEACH (NOW MARTIN) COUNTY, FLORIDA, THENCE 
RUN SOUTH 89 DEGREES 47 MINUTES 37 SECONDS WEST, ALONG SAID SOUTHERLY LINE OF 
TRACT 6 A DISTANCE OF 1021.35 FEET TO A CONCRETE MONUMENT, THENCE RUN SOUTH 00 
DEGREES 12 MINUTES 23 SECONDS EAST, A DISTANCE OF 40 FEET; THENCE RUN NORTH 89 
DEGREES 47 MINUTES 37 SECONDS EAST A DISTANCE OF 973.29 FEET OF SAID 
NORTHWESTERLY RIGHT-OF-WAY LINE OF STATE ROAD 76; THENCE RUN NORTH 50 DEGREES 
01 MINUTES 32 SECONDS EAST, ALONG SAID RIGHT-OF-WAY LINE A DISTANCE OF 62.53 FEET 
TO THE POINT OF BEGINNING. 
 
PARCEL 8 (PARCEL ID: 26-39-40-000-000-00010-7) 
 
THAT PART OF THE NORTHEAST QUARTER OF SECTION 26, LESS THE WEST 350 FEET THEREOF, 
LYING NORTH AND WEST OF STATE ROAD NO. 76; ALL IN TOWNSHIP 39 SOUTH, RANGE 40 
EAST, MARTIN COUNTY, FLORIDA. 
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TOTAL ACREAGE BEING 1,218.934 ACRES, MORE OR LESS. 
 
LESS AND EXCEPT THE FOLLOWING SW BRIDGE ROAD/CR 708 RIGHT-OF-WAY DEDICATION: 
 
A STRIP OF LAND LYING IN SECTIONS 23 AND 24, TOWNSHIP 39 SOUTH, RANGE 40 EAST AND 
SECTIONS 19 AND 30, TOWNSHIP 39 SOUTH, RANGE 41 EAST, MARTIN COUNTY, FLORIDA 
BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS;  
 
BEGINNING AT THE SOUTHEAST CORNER OF SAID SECTION 23 BEING ON THE NORTH RIGHT-OF-
WAY LINE OF SOUTHWEST BRIDGE ROAD (COUNTY ROAD 708);  
THENCE, NORTH 89°45'41” WEST ALONG THE SOUTH LINE OF SAID SECTION 23 AND SAID 
NORTH RIGHT-OF-WAY LINE A DISTANCE OF 649.61 FEET TO THE EASTERLY RIGHT-OF-WAY LINE 
OF SOUTHWEST KANNER HIGHWAY (STATE ROAD 76) AND THE BEGINNING OF A CURVE, 
CONCAVE NORTHWEST, HAVING A RADIUS OF 3250.36 FEET, A CENTRAL ANGLE OF 00°24'11” 
AND A CHORD BEARING AND DISTANCE OF NORTH 64°18'44” EAST, 22.87 FEET;  
THENCE, NORTHEASTERLY ALONG THE ARC OF SAID CURVE A DISTANCE OF 22.87 FEET; 
THENCE, SOUTH 89°45'41” EAST A DISTANCE OF 628.77 FEET;  
THENCE, NORTH 89°27'38” EAST A DISTANCE OF 2663.77 FEET;  
THENCE, NORTH 89°26'13” EAST A DISTANCE OF 2714.86 FEET;  
THENCE, SOUTH 89°36'08” EAST A DISTANCE OF 2339.27 FEET TO THE EAST LINE OF THE WEST 
53.57 FEET OF TRACT 15 ACCORDING TO THE PLAT OF TROPICAL FRUIT FARMS AS RECORDED IN 
PLAT BOOK 3, PAGES 5 AND 6 OF THE PALM BEACH COUNTY (NOW MARTIN COUNTY), FLORIDA 
PUBLIC RECORDS;  
THENCE, SOUTH 00°02'21” WEST ALONG SAID EAST LINE AND THE SOUTHERLY PROJECTION 
THEREOF A DISTANCE OF 15.00 FEET TO SAID NORTH RIGHT-OF-WAY LINE OF SOUTHWEST 
BRIDGE ROAD;  
THENCE, ALONG SAID NORTHERLY RIGHT-OF-WAY LINE THE FOLLOWING 4 CALLS;  
1. THENCE, NORTH 89°36'08” WEST A DISTANCE OF 2339.08 FEET;  
2. THENCE, NORTH 00°05'53” EAST A DISTANCE OF 5.00 FEET;  
3. THENCE, SOUTH 89°26'13” WEST A DISTANCE OF 2714.34 FEET;  
4. THENCE, SOUTH 89°27'38” WEST A DISTANCE OF 2664.24 FEET TO THE POINT OF 
BEGINNING.  
 
CONTAINING 2.188 ACRES, MORE OR LESS 
 
TOTAL ACREAGE BEING 1,216.746 ACRES, MORE OR LESS. 
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APPLICATION JUSTIFICATION  
 
1.0 Comprehensive Growth Management Plan Future Land Use Amendment Criteria. 
According to the Comprehensive Growth Management Plan (CGMP), staff can recommend 
approval of the requested change on the 1,216-acre (+/-) subject property from Agricultural to 
Rural Lifestyle provided it is consistent with all other elements of the CGMP and at least one of 
the following four criteria has been demonstrated by the applicant to exist: 
 

1.1 (a) Past changes in land use designations in the general area make the proposed use 

logical and consistent with these uses and adequate public services are available; or 
 

Since adoption of the Comprehensive Growth Management Plan in 1982, numerous changes in 
land use designations and growth have occurred in the general area that make the proposed 
use logical and consistent with the surrounding land uses.  Table 1 below provides a synopsis of 
the land use changes that have occurred in the general area since 1990.   

 
TABLE 1: RELEVANT FUTURE LAND USE AMENDMENTS SINCE 1990 

 

CPA Number Location From To Year 

CPA 13-2 West of SR 76 at Linden Street 
intersection 

COR Commercial 
Limited 

2014 

CPA 07-2 East of SR 76 south of Indian 
Street 

Limited 
Commercial 

Institutional 
General 

2008 

CPA 05-2 West of SR 76 along Linden 
Street 

Estate 
Density 

Rural 
Heritage 

2006 

CPA 19-6 West of Kanner Highway, ½ 
mile south of Kanner/Pratt 
Whitney intersection 

Agricultural Industrial 2019 

CPA 93-16 East of SR 76 at Gaines Ave. 
north of Cove Road 

Low Density Limited 
Commercial 

1994 

CPA 16-2 East of Kanner Highway and 
Crimson Way 

Commercial  
General 

Low Density 2016 

CPA 19-11 East of Kanner Highway 
between Cove Road and 
Salerno Road 

Estate 
Density 

Low Density 2019 

CPA 19-22 Southeast corner of Kanner 
Highway and Pratt Whitney 
Road 

Agricultural Commercial 
General 

2019 

CPA 19-19 East of Pratt Whitney Road 
north of Bulldog Way 

Rural 
Density 

Estate 
Density 

2019 

CPA 99-02 Tropical Farms – MC Utilities  Rural/Estate 
Density 

General 
Institutional 

1999 

CPA 05-1 Tropical Farms – MC Utilities Rural 
Density 

General 
Institutional 

2005 

CPA 21-08 Text Amendment to Create 
Rural Lifestyle future land use 

N/A N/A 2022 

CPA 21-09 North of Bridge Road, 2 miles 
east of I-95 Interchange 

Agricultural Rural Lifestyle 2022 
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The +/- 1,216-acre subject property is adjacent to the Free-Standing Industrial Urban Service 
District that comprises the South Florida Gateway PUD, which was approved in 2021. The Free-
Standing Urban Service District includes a 30-acre site owned by Martin County that will be 
developed as the County’s Operations Facility.  As part of these projects, water and sewer lines 
and improvements to Kanner Highway are under construction immediately adjacent to the 
subject property.    
 
Numerous other developments and Comprehensive Plan amendments have been completed in 
the surrounding area since the original Comprehensive Plan was adopted in 1982 including the 
expansion of Kanner Highway from 2 to 4 lanes, the construction of I-95 Interchanges at Kanner 
Highway and Bridge Road, the construction of South Fork High School, the development of the 
Florida Club PUD and numerous other residential projects north of Pratt Whitney Road and SW 
96th Street, and the construction of the Tropical Farms Water and Wastewater Treatment facility 
that is owned and operated by Martin County. 
 
The growth in the area has clearly altered the character of the area such that the proposed land 
use is consistent with surrounding uses and adequate public facilities and services are 
available. 
 

 

1.2 (b) Growth in the area, in terms of development of vacant land, redevelopment and 

availability of public services, has altered the character of the area such that the 

proposed request is now reasonable and consistent with area land use characteristics; 

or 
 

As described in the comment box above, growth in the area has consumed most of the vacant 
lands within the urban service districts and the construction of regional water and wastewater 
treatment facilities and roadways have permanently altered the character of the area such that 
the proposed request is now reasonable and consistent with area land use characteristics. 

 

1.3 (c) The proposed change would correct what would otherwise appear to be an 

inappropriately assigned land use designation; or 
 

This criterion is not applicable to the subject request.  However, the proposed amendment 
clearly meets 2 of the 4 criteria.  Staff can recommend approval of the requested change 
provided at least one of the four criteria has been demonstrated by the applicant to exist and the 
amendment is consistent with all other elements of the CGMP. 

 

1.4 (d) The proposed change would fulfill a public service need that enhances the health, 

safety or general welfare of County residents. 
 

This criterion is not applicable to the subject request.  However, the proposed amendment 
clearly meets 2 of the 4 criteria.  Staff can recommend approval of the requested change 
provided at least one of the four criteria has been demonstrated by the applicant to exist and the 
amendment is consistent with all other elements of the CGMP. 
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2.0 Physical Characteristics of the Site. 
 

The 1,216-acre subject site is physically separated by Kanner Highway (SR 76) with 
approximately 500 acres occurring along the St. Lucie Canal (Okeechobee Waterway) and 
approximately 700 acres east of Kanner Highway and north of Bridge Road.   The property was 
used as a private family retreat and hunting preserve for several decades.  Except for cattle 
leases and native tree cultivation to enhance quail hunting, the property does not support any 
agricultural use or food production. Private driveways are located throughout the property to 
access 3 single family homes on the west side of Kanner Highway and various out-buildings on 
the east side that appear to be used for storage and “farm-related” activities.  Most of the site 
has been ditched and drained to support these activities leaving minimal undisturbed native 
upland habitat, however the isolated wetlands throughout the property have been maintained in 
good condition.   

 
2.1 Compatibility with Surrounding Uses. 
 

The subject property is bordered on the east by vacant agricultural land within the approved 
Harmony subdivision.  The 700-acre parcel east of Kanner Highway is bordered on the south by 
Bridge Road and the 500-acre parcel west of Kanner Highway is bordered on the south by 
vacant agricultural land.  Vacant agricultural land and approximately 250 feet of Army Corps of 
Engineers (ACOE) right-of-way (along the St. Lucie Canal) comprise the properties to the west. 
The properties to the north include a few vacant single-family homes on agricultural parcels and 
Industrial land within the South Florida Gateway PUD and future Martin County operations 
facility.  
 
The proposed change from Agricultural to Rural Lifestyle creates a reasonable and appropriate 
land use transition between the developed urban and suburban development to the north and 
the agricultural land uses to the south and east. 

 
2.3 Analysis of Applicable CGMP Policies 
 

Policy 4.13A.18. Rural Lifestyle. The Rural Lifestyle future land use designation is intended to 

guide development of self-supporting, self-contained and rural communities including affiliated 

recreational amenities with an emphasis on maintaining and enhancing natural and manmade 

open space and promoting sustainability and stewardship of the land and water.  

 

In order to be eligible for the Rural Lifestyle future land use designation, a minimum of 1,000 

contiguous acres located within unincorporated Martin County and outside the Primary Urban 

Service District are required. To minimize the extension of utility service, a portion of the 

minimum 1,000 contiguous acres must be adjacent to the Primary Urban Service District, the 

Secondary Urban Service District or a Freestanding Urban Service District.  

 

For purposes of this policy, adjacent property is the same as "abutting" or "adjoining" or 

"immediately adjacent" property and shall refer to property with a shared property line 

regardless of easements on the abutting properties. Properties separated by an existing road 

right of way shall be considered adjacent. Properties adjacent to the urban service districts 

within or adjacent to the Village of Indiantown municipal limits are not eligible for the Rural 

Lifestyle land use designation.  
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Approval of an amendment to the Future Land Use Map changing the future land use 

designation on a specific parcel to Rural Lifestyle shall be required. Development of a specific 

parcel with the Rural Lifestyle future land use designation shall be implemented through a 

Planned Unit Development (PUD) zoning agreement and concurrent rezoning approved 

pursuant to the requirements of the Land Development Regulations and the standards 

established herein.  

 

(1) Within a specific parcel designated as Rural Lifestyle on the Future Land Use Map, 

development shall not exceed a maximum building height of four-stories or 40 feet and a 

minimum of 70 percent of the gross land area shall be established and maintained as open 

space. Wetlands, landlocked water bodies, upland habitat and land used for agricultural 

production may be used in calculating open space.  

 

(2) Blended densities, as described in Chapter 4, Future Land Use Element, shall be permitted.  

 

(3) Within the Rural Lifestyle future land use designation, gross residential density, including 

employee dormitory housing, shall not exceed a maximum of one unit per 5 acres. Employee 

dormitory housing shall be allowed, otherwise only detached single-family dwellings are 

permitted. Duplex dwellings and multi-family dwellings are prohibited.  

 

(a) Development proposed at a density of one unit per 20 acres or less shall be required to 

comply with all minimum preserve area, habitat protection and open space requirements in the 

Comprehensive Plan. Development proposed at a density of more than one unit per 20 acres 

shall be required to exceed the minimum habitat protection and open space requirements and 

provide proportionally more of the type of public benefits listed in subsection (9) below. 

 

The proposed Three Lakes Golf Club PUD is located on 1,216 contiguous acres adjacent to the 
existing Free-Standing Urban Service District that accommodates the industrial development 
within the South Florida Gateway PUD and the future Martin County operations facility. No 
proposed buildings or structures exceed the maximum 40’ height limit and the project has been 
designed to provide more than 95% open space.  No increase in density or construction of 
residential units for sale or rent is proposed.  However, to meet the housing needs of 
employees, especially during peak season, dormitory housing equivalent to 12 residential units 
is necessary. Compliance with the Rural Lifestyle policies are documented by way of a PUD 
application submitted under separate cover. 

 

(b) Development proposed at a density of more than one unit per 20 acres, but not exceeding the 

allowed maximum of one unit per five acres, shall provide open space preservation outside of the 

specific parcel designated as Rural Lifestyle on the Future Land Use Map. A minimum of one 

acre of open space shall be provided off-site for every two acres assigned the Rural Lifestyle 

future land use designation. The open space provided off-site shall be located within 

unincorporated Martin County and maintained in perpetuity. The following forms of open space 

may be provided off-site:  

• Native upland habitat,  

• Wetland habitat,  

• Lands in agricultural production,  

• Areas of restored habitat  
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• Water farming. 

(c) The off-site open space shall be encumbered by a perpetual conservation or agricultural 

easement conveyed to at least one governmental organization and a 501 (c)(3) conservation 

organization, to be specified within the PUD Zoning Agreement. The property shall not be 

designated as Rural Lifestyle on the Future Land Use Map and shall not be rezoned but shall be 

governed by the PUD Zoning Agreement and identified therein by legal description. The 

perpetual easement shall restrict future use of the property in perpetuity to open space, 

prohibiting development of the property inconsistent with this policy and the terms and 

conditions established within the PUD Zoning Agreement.  

 

Amendments to the Future Land Use Map should consider the potential for on-site open space 

and off-site open space to create contiguous open spaces and corridors with other adjacent open 

spaces and preserves. 
 

No increase in residential density is proposed, therefore the set-aside of perpetual off-site open 
space is not applicable.  The open space and preserve areas on site have been designed to be 
contiguous within the property boundaries.  The property is not adjacent to off-site preserve 
areas but native landscape buffers or uses compatible with agricultural activities are proposed 
adjacent to off-site agricultural lands. 

 

(d) Golf cottages are permitted as an accessory use to a golf course as long as the golf cottages 

remain owned, controlled and operated by the owner(s) of the golf course for the exclusive use of 

members and their guests. Golf cottages shall not be counted toward the maximum gross density. 

One golf cottage per hole of each regulation 18-hole golf course shall be allowed up to a 

maximum of 54 golf cottages. Each golf cottage shall be limited to 6 bedrooms.  

 

(e) Dormitories provided for permanent or temporary employee housing shall comply with all 

requirements of the Florida Building Code. A maximum of 6 employee dormitory beds shall be 

permitted per 100 acres of a specific parcel with a Rural Lifestyle future land use designation. 

The maximum number of single-family dwelling units permitted in the Rural Lifestyle future land 

use shall be reduced by one unit for every six employee dormitory beds.  

 

(f) One accessory dwelling unit shall be allowed on the same lot as a single-family dwelling unit. 

The accessory dwelling unit shall meet the following requirements:  

• An accessory dwelling unit shall not have more than one-half the square footage of the 

primary dwelling.  

• It shall not count as a separate unit for the purpose of density calculations.  

• Construction of an accessory unit shall require recordation of a unity of title prohibiting 

the conveyance of the accessory dwelling unit separate from the primary dwelling unit. 

 

As documented in the corresponding PUD application, the Three Lakes Golf Club, which 
consists of three 18-hole golf courses, proposes the equivalent of fifty-four (54), 6-bedroom golf 
cottages owned and operated by the club for its members and guests.  The golf cottages are 
designed as one-story buildings with 2, 4 and 6-bedroom suites (no kitchens) interconnected by 
covered walkways and paths to blend in with the native landscape and create an intimate and 
private experience for an individual, couple(s), family or groups.  Premium operation and 
maintenance of the golf club and amenities also require the use of on-site dormitory rooms for 
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permanent and seasonal employees.  Based on project size i.e.,1,200 acres @ 6 employees 
per 100 acres, the proposed dormitories will allow up to 72 dormitory beds or the equivalent of 
12 residential units.  No multi-family, single-family or accessory dwelling units are proposed. 
 

(4) Notwithstanding the prioritization of public services and any prohibition to the extension of 

services outside the Primary Urban Service District, described in Chapters 4, 10 and 11, the 

Rural Lifestyle future land use designation may receive potable water and sanitary sewer service 

through facilities provided by a regional utility.  

 

The extension of utility services from or through a Primary Urban Service District, Secondary 

Urban Service District or Freestanding Urban Service District to a specific parcel with a Rural 

Lifestyle future land use designation and a Planned Unit Development zoning classification shall 

not serve any other property outside the Planned Unit Development agreement.  

 

All costs associated with the extension, ongoing service and maintenance of utility services 

serving a specific parcel with a Rural Lifestyle future land use designation and a Planned Unit 

Development zoning classification shall be paid by the Planned Unit Development. The 

following additional requirements shall also be applicable:  

(a) A utility plant for a regional sewage system shall not be constructed within the Rural 

Lifestyle future land use designation.  

(b) Package water and wastewater treatment plants, as defined in Chapter 2, shall not be 

permitted in the Rural Lifestyle future land use designation.  

(c) On-site sewage treatment and disposal systems (septic systems) shall comply with the 

requirements of Chapter 10, Sanitary Sewer Services Element.  

(d) A specific Municipal Services Taxing Unit (MSTU) may be established for all costs 

associated with the extension, ongoing service and maintenance of utility services within each 

Planned Unit Development within the Rural Lifestyle future land use designation.  

 

(5) The applicant for a PUD shall plan and appropriately fund public facilities consistent with 

Policy 14.1B.2. which requires that future development shall pay for the full cost of the capital 

improvements needed to address the impacts of such development. The PUD Agreement shall 

include conditions that address public facilities, infrastructure and the timing of development to 

be adopted prior to or concurrent with final site plan approval. 
 

As documented in the PUD application, the project intends to connect to water and sewer lines 
operated by Martin County Utilities that are located within the Kanner Highway right-of-way 
adjacent to the northern portion of the site.  The PUD Agreement and eventual service 
agreement ensures the development will pay for the full cost of any capital improvements 
necessary to extend service to the site including a mechanism to provide on-going service and 
maintenance of utility services as needed.  On-site sewage treatment and disposal systems 
(septic systems) that comply with the requirements of Chapter 10, Sanitary Sewer Services 
Element, may be utilized for remote golf shelters as depicted on the PUD Master Site Plan. 

 

(6) An economic analysis prepared by a qualified economic analyst shall evaluate the PUD’s 

impact on the availability of public services and facilities, and the benefits provided by the PUD, 

to show a net positive fiscal impact to the County.  
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(a) Physical improvements made within the PUD shall have a taxable value that far 

exceeds the value of physical improvements typically found in the Agricultural future 

land use designation (1 unit per 20 acres). The gross density permitted within the Rural 

Lifestyle future land use shall not exceed one unit per five acres. 
 

GAI Consultants, Inc. has been contracted to perform an economic impact report that includes a 
cost-benefit analysis which shows a net positive fiscal impact to the County.  

 

(7) PUD Zoning Agreement. All development within a specific parcel designated as the Rural 

Lifestyle on the Future Land Use Map must be developed in accordance with a Planned Unit 

Development (PUD) Zoning Agreement.  

 

(8) Approval of a PUD agreement and master plan shall occur concurrently with a Future Land 

Use Map amendment becoming effective. The PUD master plan must include the entire acreage 

receiving the Rural Lifestyle future land use designation. If approval of a final site plan does not 

occur within five years, the Board of County Commissioners may initiate an amendment to the 

Future Land Use Map to cause the property to revert to its prior future land use designation or 

the most appropriate designation and rezone the property to a consistent zoning district.  

 

(9) At a minimum, the PUD Zoning Agreement shall require the following public benefits:  

(a) The offset of biological and ecological impacts of new development through low impact 

development and environmentally beneficial practices including community farming, water 

and energy conservation techniques and innovative stormwater management systems that 

restore and enhance native habitat.  

(b) Enhanced water quality above the minimum requirements established in the Martin 

County Land Development Regulations through retention, detention and on-site irrigation 

prior to discharge into receiving waters and ultimately discharging into the St. Lucie River, 

the Loxahatchee River or the Indian River Lagoon.  

(c) Protection and management of natural lands in perpetuity over and above minimum 

wetland and upland preserve area and open space requirements. The PUD Zoning 

Agreement shall require the perpetual management and/or maintenance of off-site lands 

encumbered by an agricultural or conservation easement and establish a funding 

mechanism for the required management and/or maintenance.  

(d) Compatibility with adjacent agricultural uses and surrounding rural development 

through site design and location of open space.  

(e) Foster healthy lifestyles by creating an interconnected trail system providing access to 

managed natural areas, open space, parks and civic spaces.  

(f) Minimize greenhouse gas emissions and vehicle miles traveled by providing a mix of 

transportation alternatives including multi-modal paths, alternative powertrain vehicles and 

equipment, on-site charging stations, etc. 

(g) Provide for self-supporting project elements such as first-aid, private security, 

recreation amenities, community store and/or land use restrictions to reduce traffic impact 

and dependence on the lands within the urban service districts. A community store shall be 

restricted to utilization by only the residents, guests and employees of the PUD and shall not 

exceed 6,000 square feet.  
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(h) Provide private or public recreation uses and events that support or complement 

sustainable rural or agricultural lifestyles and local charities or that provide direct 

environmental benefit, employment or economic opportunities. 

 

Please see corresponding PUD application that addresses the above-referenced public 
benefits.  

 

2.4  Urban Sprawl. 
 

Urban Sprawl is defined in HB 7207 as a development pattern characterized by low density, 

automobile-dependent development with either a single use or multiple uses that are not 

functionally related, requiring the extension of public facilities and services in an inefficient 

manner, and failing to provide a clear separation between urban and rural uses. 

 

Florida Statute 163.3177(3)(a)9. states that any amendment to the future land use element shall 

discourage the proliferation of urban sprawl and provides thirteen indicators to judge whether a 

future land use amendment discourages the proliferation of urban sprawl. This proposed 

amendment complies with 13 out of 13 sprawl criteria that discourages the proliferation of 

urban sprawl. 

 

Florida Statute provides an additional eight criteria, of which four must be met, in order to judge 

whether an amendment can be determined to discourage the proliferation of urban sprawl. This 

proposed amendment meets x out of x criteria that determine the application discourages urban 

sprawl. An evaluation of the thirteen indicators for urban sprawl and a determination on the 

eight additional criteria for this future land use request follows: 

 
(I) Promotes, allows, or designates for development substantial areas of the jurisdiction to 

develop as low-intensity, low-density, or single-use development or uses. 
 

The proposed Rural Lifestyle future land use designation allows clustered units at an 
Agricultural or Agricultural Ranchette density, which maximizes open space and frees up land 
for recreation, agricultural or conservation purposes. However, neither the maximum density of 
one unit per five acres nor the open space requirements can be considered “urban.” The Three 
Lakes PUD is a single use, “private recreation” project designed to “contain” the existing urban 
boundary and prevent urban sprawl. The extension of water and sewer facilities must be paid 
for by those persons in the Rural Lifestyle future land use designation. Discourages the 
proliferation of urban sprawl. 

 

(II) Promotes, allows, or designates significant amounts of urban development to occur in rural 

areas at substantial distances from existing urban areas while not using undeveloped lands 

that are available and suitable for development. 
 

Applying the proposed Rural Lifestyle future land use designation on the subject property will 
prevent “urban development” or urban density to occur in rural areas. It will allow clustered golf 
cottages surrounded by private golf course development and open space preservation in rural 
areas adjacent to the urban services district. Discourages the proliferation of urban sprawl. 
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(III) Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon 

patterns generally emanating from existing urban developments. 

 

The proposed change to Rural Lifestyle does not allow urban development and will not promote 
urban development. The Three Lakes PUD is a single use, “private recreation” project designed 
to “contain” the existing urban boundary and prevent urban sprawl. Discourages the proliferation 
of urban sprawl. 

 

(IV) Fails to adequately protect and conserve natural resources, such as wetlands, floodplains, 

native vegetation, environmentally sensitive areas, natural groundwater aquifer recharge 

areas, lakes, rivers, shorelines, beaches, bays, estuarine systems, and other significant 

natural systems. 

 

The subject site contains wetlands and other natural resources that will be restored and 
managed in perpetuity by way of a Preserve Area Management Plan. Nutrient-laden stormwater 
runoff from the St. Lucie Canal, which would normally be discharged into the South Fork of the 
St. Lucie River, will be pumped and stored into on-site lakes and stormwater treatment areas, 
and used for irrigation.   Discourages the proliferation of urban sprawl. 

 

(V) Fails to adequately protect adjacent agricultural areas and activities, including silviculture, 

active agricultural and silvicultural activities, passive agricultural activities, and dormant, 

unique, and prime farmlands and soils. 

 

The lands to the north (Free-Standing Urban Service District) and west (St. Lucie Canal) do not 
contain agricultural areas or unique prime farmlands and soils. The vacant agricultural lands to 
the east and south are protected by native landscape buffers or Rural Lifestyle uses compatible 
with agricultural uses. Discourages the proliferation of urban sprawl. 

 
(VI) Fails to maximize use of existing public facilities and services. 

 

The application of the Rural Lifestyle land use will allow the project to connect to water and 
sewer lines operated by Martin County Utilities that are located within the Kanner Highway right-
of-way adjacent to the northern portion of the site.  The PUD Agreement and eventual service 
agreement ensures the development will pay for the full cost of any capital improvements 
necessary to extend service to the site including a mechanism to provide on-going service and 
maintenance of utility services as needed. Discourages the proliferation of urban sprawl. 

 

(VII) Fails to maximize use of future public facilities and services.  

 

The proposed future land use will allow the utilization of public facilities and services at a level 
less than or equal to the existing Agricultural future land use designation since no residential 
units are proposed. The proposed private recreation uses within the project will have a minimal 
demand on regional water and sewer facilities, surrounding roads, fire and police protection, 
and no impact on public schools. The costs of extending water and sewer facilities must be paid 
for by those persons in the Rural Lifestyle future land use designation. Discourages the 
proliferation of urban sprawl. 
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(VIII) Allows for land use patterns or timing which disproportionately increase the cost in time, 

money, and energy of providing and maintaining facilities and services, including roads, 

potable water, sanitary sewer, stormwater management, law enforcement, education, health 

care, fire and emergency response, and general government. 

 

Because no residential units are proposed, the application of the Rural Lifestyle future land use 
on the subject property will utilize most public facilities and services at a level less than or equal 
to the existing Agricultural future land use designation. Discourages the proliferation of urban 
sprawl. 

 
(IX) Fails to provide a clear separation between rural and urban uses. 

 

The Rural Lifestyle future land use designation provides a transitional use between urban 
development in the adjacent urban services district and the agricultural areas.  The application 
of Rural Lifestyle on the subject property will help contain the urban boundary, encourage urban 
infill within the urban service districts and prevent urban sprawl outside the urban service 
districts. Discourages the proliferation of urban sprawl. 

 

(X) Discourages or inhibits infill development or the redevelopment of existing neighborhoods 

and communities. 
 

Application of the Rural Lifestyle future land use designation on the subject property does not 
provide a less expensive development option to urban infill or redevelopment within the urban 
service areas due to little or no residential units and compliance with specific performance 
standards that significantly increase the cost of development, therefore it will not discourage 
urban infill or redevelopment.  Discourages the proliferation of urban sprawl. 

 

XI) Fails to encourage a functional mix of use 

 

The Rural Lifestyle future land use allows a mix of uses including agricultural, residential, 
recreation, conservation and limited retail and support services. Although no residential units 
are proposed within the Three Lakes PUD, the members and guest are encouraged to stay on 
the premises during their stay by providing a full range of recreational activities, dining choices, 
transportation and other services directed towards the specific needs of the patrons. 
Discourages the proliferation of urban sprawl. 

 

(XII) Results in poor accessibility among linked or related land uses. 
 

The application of Rural Lifestyle future land use on the subject property requires 
interconnectivity within the project boundaries by way of multi-modal paths and trails that link 
the various uses and facilities and minimize the use of automobiles. Discourages the 
proliferation of urban sprawl. 

 

(XIII) Results in the loss of significant amounts of functional open space. 

 

The existing future land use, Agricultural, requires a minimum 50 percent open space. The 
proposed future land use designation, Rural Lifestyle, requires a minimum of 70 percent open 
space. Because there are no home sites, the design of Three Lakes PUD will preserve more 
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than 95% open space including wetland and upland preserves, golf course area, restored native 
landscape areas and more than 180 acres of lakes that will be used to store water pumped from 
the St. Lucie Canal for irrigation of the golf courses and landscape areas. Discourages the 
proliferation of urban sprawl. 

 

The proposed land use amendment complies with 13 of 13 criteria that discourage urban 
sprawl. 

 
 
2.4.1 Proliferation of Urban Sprawl. 

In order for the application to be determined to discourage the proliferation of urban sprawl, the 

amendment must incorporate development patterns or urban forms that achieve four or more of 

the following:  

 

(I) Directs or locates economic growth and associated land development to geographic areas of 

  the community in a manner that does not have an adverse impact on and protects natural 

resources and ecosystems. 
 

The application of the Rural Lifestyle future land use on the 1,216-acre subject property will 
contain urban and suburban development to areas that are already within the urban service 
district boundary and encourage urban infill and redevelopment of these areas.   It provides an 
appropriate transitional land use between the urban boundary and more intense agricultural 
uses that will help protect existing natural resources in perpetuity. The project provides 
economic benefits that outweigh the existing Agricultural land use while reducing potential 
negative impacts on natural resources and ecosystems that may otherwise result from intense 
agricultural uses. Discourages the proliferation of urban sprawl. 

 
(II) Promotes the efficient and cost-effective provision or extension of public infrastructure and 

services. 

 

The proposed Rural Lifestyle land use restricts the extension of water and sewer service to the 
limits of the subject property and requires a cost-impact analysis that shows a net positive fiscal 
impact to Martin County. Discourages the proliferation of urban sprawl. 

 

(III) Promotes walkable and connected communities and provides for compact development and 

a mix of uses at densities and intensities that will support a range of housing choices and a 

multimodal transportation system, including pedestrian, bicycle, and transit, if available. 
 

The proposed Rural Lifestyle land use is designed as a transitional “rural zone” immediately 
adjacent to the urban service districts that promotes walkable, connected “micro-communities” 
and various amenities.  It does support on-site employee housing and multimodal 
transportation, including pedestrian pathways, golf cart, bicycle paths and shuttles.  It is not 
designed or intended to provide urban or suburban densities that can provide a mix of uses at 
densities and intensities that support a range of housing choices. Discourages the proliferation 
of urban sprawl. 
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(IV) Promotes conservation of water and energy. 

 

The subject site contains wetlands and other natural resources that will be restored and 
managed in perpetuity by way of a Preserve Area Management Plan. Nutrient-laden stormwater 
runoff from the St. Lucie Canal, which would normally be discharged into the South Fork of the 
St. Lucie River, will be pumped and stored in on-site lakes and stormwater treatment areas, and 
used for irrigation. The limited development footprint and more than 95% open space will 
perpetually reduce the property’s energy and water consumption.  Discourages the proliferation 
of urban sprawl. 

 
(V) Preserves agricultural areas and activities, including silviculture, and dormant, unique, and 

prime farmlands and soils. 

 

Except for the planting of native trees and grasses that enhanced hunting opportunities and 
cattle grazing, the subject property was never used as active farmlands.  However, the historic 
use in silviculture (native tree cultivation) and land stewardship will continue in perpetuity 
(without hunting) by way of protecting all natural resources on site and maintaining more than 
95% of the property as open space.  Discourages the proliferation of urban sprawl. 

 
 

(VI) Preserves open space and natural lands and provides for public open space and recreation 

needs. 

The site will preserve more than 95% open space, but it does not contain “public” open space, 
natural lands or recreation lands available for public access.  Although the proposed land use 
change on the subject property will not provide direct public access to these lands, it will not 
burden existing public use areas and will ensure these private assets are maintained in 
perpetuity, which indirectly benefits the public.  Discourages the proliferation of urban sprawl. 

 

(VII) Creates a balance of land uses based upon demands of residential population for the 

nonresidential needs of an area. 
 

The proposed Rural Lifestyle land use will concentrate a select and unique “residential” 
population that will demand non-residential needs and services providing employment and 
economic opportunities.  The Rural Lifestyle future land use is not designed or intended to 
provide urban or suburban densities that can provide a mix of uses at densities and intensities 
that support a range of housing choices. Discourages the proliferation of urban sprawl. 

 

(VIII) Provides uses, densities, and intensities of use and urban form that would remediate an 

existing or planned development pattern in the vicinity that constitutes sprawl or if it 
provides for an innovative development pattern such as transit-oriented developments or 

new towns as defined in s. 163.3164. 

 

Neither the proposed Rural Lifestyle future land use nor the existing Agricultural future land use 
designation provides for transit-oriented development or new towns as defined in s. 163.3164. 
The proposed Rural Lifestyle land use is designed as an alternative land use category adjacent 
to the urban service districts that provides significant open space and performance criteria that 
far exceed the Agricultural and Agricultural Ranchette future land uses, which are limited to 20-
acre and 5-acre lots. The application of Rural Lifestyle on the subject property will help contain 
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the urban boundary, encourage urban infill within the urban service districts and prevent urban 
sprawl outside the urban service districts. Discourages the proliferation of urban sprawl. 

 

Eight out of eight of the criteria have been met to determine the application discourages urban 
sprawl. 

 

 
2.4.2 Conversion of Land. 

 

Conversion of Land Since the subject property is currently designated as Agricultural, the 

standards mentioned in Policy 4.13A.1.(2) must be considered in order to determine whether the 

proposed change is appropriate. The following is an excerpt from Policy 4.13A.1.(2), CGMP, 

Martin County, Fla. (2019), (2) Conversion of land designated Agricultural on the FLUM. 

Agriculturally designated land may be redesignated only by an amendment to the FLUM.  

The intent of this section aims to permit such an amendment upon a finding by the Board of 

County Commissioners that the applicant has demonstrated: 

 
(a) The proposed development shall not adversely impact the hydrology of the area, or the 

productive capacity of adjacent farmlands not included in the amendment application in any 

other manner;  

 

(b) The proposed land conversion is a logical and timely extension of a more intense land use 

designation in a nearby area, considering existing and anticipated land use development 

patterns; consistency with the goals and objectives of the CGMP; and availability of 

supportive services, including improved roads, recreation amenities, adequate school 

capacity, satisfactory allocations of water and wastewater facilities, and other needed 

supportive facilities. Such findings shall be based on soil potential analysis and agricultural 

site assessment. 

 

The natural hydrology of the area was negatively impacted decades ago by the construction of 
the St. Lucie Canal through the “heart” of Martin County. In addition, most of the wetlands on 
site have been impacted by ditching and diking.  To the extent technically feasible, the project is 
designed to restore the natural hydrology in the wetlands and utilize stormwater retention and 
detention systems to improve the hydrology of the area.  The subject property has never been 
used as productive farmland and there are no active farmlands in production in the vicinity of the 
property.  Most of the land to the north has been converted to urban and suburban 
development.   
 
The proposed Rural Lifestyle future land use designation does not allow a conversion to “urban 
development” as described in criterion (b). The proposed designation has densities comparable 
to the Agricultural and Agricultural Ranchette future land use designations and requires open 
space preservation far in excess of the minimum 50 percent found in other future land use 
designations. 
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2.5  Availability of Public Facilities and Services. 
 

Policy 4.1B.2. Analysis of Availability of Public Services.  All requests for amendments to the 

FLUMS shall include a general analysis of (1) the availability of adequate public facilities and 

(2) the level of services (LOS) required for public facilities in the proposed land uses. 
 

The subject site is adjacent to the Free-Standing Urban Service District along Kanner Highway 
and all public facilities and services that are needed to serve the limited needs of the project are 
either in place or will be funded, constructed and maintained by the development as required by 
the Rural Lifestyle policies. 

 
 
2.6 Justification Statement for Rezoning Application from AG-20A to PUD  
 

a.  Whether the proposed rezoning is consistent with all applicable Provisions of the CGMP.  
 

The requested rezoning from the AG-20A zoning district to the PUD zoning district is the only 
zoning district that implements the requested Rural Lifestyle future land use category.  
Specifically, sub-section (8) states the following: “Approval of a PUD agreement and master 
plan shall occur concurrently with a Future Land Use Map amendment becoming effective. The 
PUD master plan must include the entire acreage receiving the Rural Lifestyle future land use 
designation.”  The PUD Master Plan application, which documents compliance with applicable 
Rural Lifestyle policies, has been submitted under separate application. 

 

b.  Whether the proposed rezoning is consistent with all applicable provisions of the Martin 

County Land Development Regulations (LDR).  
 

The requested rezoning is consistent with all applicable provisions of the Land Development 
Regulations. 

 

c.  Whether the proposed zoning district is compatible with the character of the existing land 

uses in the adjacent and surrounding area and the peculiar suitability of the property for the 

proposed zoning use. 
 

The PUD Agreement and master plan conditions ensure compatibility with the character of the 
existing land uses in the adjacent and surrounding areas.   

 

d.  Whether and to what extent there are documented changed conditions in the area. 
 

The growth in the area, particularly the surrounding residential uses, roadway expansion and 
availability of water and sewer service, has altered the character of the area such that the 
proposed request is now reasonable and consistent with area land use characteristics.   

 

e.  Whether and to what extent the proposed zoning would result in demands on public facilities. 
 

The Rural Lifestyle policy language requires an economic analysis that shows any increase 
demand on public facilities and services would be off-set by economic benefits that would show 
a net positive fiscal impact to the County. 
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f.  Whether and to what extent the proposed zoning would result in a logical, timely and orderly 

development pattern which conserves the value of existing development and is an 

appropriate use of the county's resources.  

 

The Rural Lifestyle future land use category is designed to create and maintain a timely and 
orderly development pattern that emanates out from the urban core to create a transitional rural-
type land use between the suburban land uses on the outskirts of the urban districts and the 
western agricultural lands and conservation areas.  This land use pattern has been shown to 
conserve the value of existing development and is an appropriate and efficient use of the 
County’s resources. 
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WATER AND SEWER AVAILABILITY WORKSHEET 
This worksheet is for use by local governments submitting comprehensive plan amendments to 

determine the availability of potable water resources to serve proposes development. 

1. General Information
Date: _______________________________
Contact name: _______________________Phone:________________E-Mail:__________
Local government: ___________________________________________________________
Potable water supplier/source:__________________________________________________
Wastewater Collection:_____________________________ __________________________

2. Infrastructure Information
Water treatment plant permit number: ____________ Permitting agency:______________
Permitted capacity of the water treatment plant(s): __________million gallons a day (mgd)
Are distribution lines available to serve the property?    Yes____ No____
If not, indicate how and when the lines will be provided:_________________________
________________________________________________________________________
Are reuse distribution lines available to serve the property?  Yes____ No ____
If not, indicate if, how and when the lines will be
provided:______________________________________________________________
Wastewater treatment plant permit number: ____________ Permitting
agency:______________
Permitted capacity of the wastewater treatment plants: __________million gallons a day
(mgd)
Are collection lines available to serve the property?    Yes____ No____
If not, indicate how and when the lines will be provided:_____________
___________________________________________________________________________

3. SFWMD Consumptive Use Permit (CUP) Information
CUP number: __________________________________ Expiration date: _____________
Total CUP duration (years): _________________________________________________
CUP allocation in last year of permit: ___________________________________________
Current status of CUP: In compliance ______________ Not in compliance _____________
Allocations to other local governments: _________________________________________
Reserved capacity: _________________________________________________________

4. Consumptive Use Analysis Designate mgd__or mgy __ 
A. Current year CUP allocation: _______ 
B. Consumption in the previous calendar year: _______ 
C. Reserved capacity __ or growth projection __ _______ 
D. Projected consumption by proposed comprehensive plan amendment areas  _______
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E. Amount available for all other future uses (A-B-C-D-E):                              _______ 
 
If the amount in E is zero or a negative number, explain how potable water will be made 
available for future uses: ___________________________________________________ 
_______________________________________________________________________ 
_______________________________________________________________________ 
 
WORKSHEET  INSTRUCTIONS 
 

1. General Information 
Date: Enter worksheet completion date. 
Contact name: Enter the contact information for the person who prepared the worksheet. 
Local government:  Enter your city of county 
Potable water supplier and wastewater collection:  If there are different suppliers for any 
proposed amendment areas, use additional work sheets. 

 
2. Infrastructure Information 

Permitted capacity of the water and wastewater treatment plant:  obtain from the utility. 
Distribution lines:  indicate if distribution lines are available to serve the property.  If not 
available, indicate who will fund the improvements and when the improvements will be 
completed. 
Reuse distribution lines:  Indicates if reuse distribution lines are available to serve the 
property. 
If not available, indicate if they will be provided.  If the lines are to be provided, indicate 
who will fund the improvements and when the improvements will be completed. 

 
3. SFWMD Consumptive Use Permit (CUP) Information 

CUP information:  Obtain from the utility. 
Allocations to other local governments:  If the supplier provides water to other local 
Governments, enter the names of the other local governments and the supply allocation for 
each. 
Reserved capacity: Enter the amount of potable water capacity currently encumbered for 
developments that are approved but not yet constructed.  This could be the amount reserved 
under your concurrency management system, but may include other encumbrances. 

 
4. Consumptive Use Analysis 

Designated mgd or mgy:  Indicate which unit of measure is used.  The figures may be cited 
in units of either million gallons per year (mgy) or million gallons per day (mgd), but you 
must be consistent throughout the worksheet. 

 
A. Current-year CUP allocation:  Provide the annual groundwater withdrawal allowed under       

SFWMD-issued CUP for the current calendar year.  If you receive water from another 
local government, enter the allocation established by agreement or by the secondary user 
CUP by SFWMD.  It is important to consider the duration of the CUP and the CUP 
allocation in the last year of permit.  If your CUP allocation is less in the final-year than 
in the current year, consider using the final year figure as a more conservation approach 
for planning purposes. 
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B. Consumption in the previous calendar year:  This figure may be taken from the EN-50 
forms (SFWMD), from FDEP monthly operating reports, or form other acceptable 
documentation.  Cite your source. 

C. Reserved capacity or growth projection:  Enter an amount based on your reserved 
capacity or growth projection.  Check which alternative you selected.  Attach the 
calculation for the alternative selected. 
Reserved capacity:  Enter the amount of potable water capacity currently encumbered for 
developments that are approved but not yet constructed.  This could be the amount 
reserved under your concurrency management system, but may include other 
encumbrances.  If your supplier provides water to other local governments, add the 
amount of the previous year’s allocation that was not used. 
Growth projection:  Enter the water use attributable to this year’s growth and cite your 
data source(s).  Sources for growth projections include the comprehensive land use plan, 
the CUP, the most current SFWMD water supply assessment, or the utility’s water supply 
plan.  If your supplier provides water to other local governments, include the amount of 
the previous year’s allocation that was not used. 

D. Projected consumption:  Attach a description of formulas, including figures and 
assumptions, used to derive this figure.  This worksheet may be used to analyze 
individual amendments or multiple amendments.  If using a single worksheet for multiple 
amendments, include the projected consumption for all amendments.  If using more than 
one worksheet, provide a separate summary sheet with the cumulative total for all 
worksheets.  The project consumption should be based on new growth attributable to the 
proposed amendment.  If the proposes change is due to annexation, it is presumed to be 
new growth unless there are data and analysis that identify the annexation as existing 
development or as part of the growth projection entered on line C.  If the annexation is 
presumed to be new growth, the projected consumption should be calculated based on the 
maximum development potential of the amendment area.  If the proposed change is not 
due to annexation is due to an annexation determined to be accounted for in the growth 
projection, calculate the difference in projected consumption based on the difference 
between the maximum development potential under the current designation and the 
proposed designation. 

E. Amount available for all other future uses:  This line automatically calculates the amount 
available for all other future uses by subtracting lines B, C and D from A. 
If the amount in line E is zero or a negative number, explain how potable water will be 
made available for future development.  For example a reuse system may be coming on 
line that will reduce per capita consumption of potable water. 
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TERMS & LIMITING CONDITIONS
	▪ This report is intended for the Client’s use for purposes of information, marketing, and other activities. This 

report may be used in its entirety for those purposes. Partial excerpts of, or partial references to the report in 
any form must acknowledge that these passages are out of context and the entire report must be considered 
or viewed.

	▪ Possession of the report or copy thereof by anyone other than the Client, does not carry with it the right of 
publication or reproduction. 

	▪ Certain data used in compiling the report was furnished from sources which we consider reliable; however, 
we do not guarantee the correctness of such data, although so far as possible, we have made reasonable, 
diligent efforts to check and/or verify the same and believe it to be accurate. There could be small errors 
of fact based on data and methods of reporting or accounting for that data. No liability is assumed for 
omissions or inaccuracies that subsequently may be disclosed for any data used in the report.

	▪ GAI has no obligation to update the report for information or knowledge of events or conditions that become 
available after the date of the report.

	▪ Authorization and acceptance of, and/or use of, the report constitutes acceptance of the above terms and 
limiting conditions.

	▪ In no event shall either party be liable for any loss of profits, loss of business, or for any indirect, special, 
incidental, or consequential damages of any kind.
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SUMMARY OF 
MAJOR FINDINGS
GAI Consultants’ Community Solutions Group 
(“GAI” or “CSG”) was retained by Three Lakes Golf 
Club, LLC (“Client”) to conduct a detailed economic 
and fiscal impact analysis (“Analysis”) associated 
with the planned development of a private golf 
club, Three Lakes Golf Club (“Project”), located 
in Martin County, Florida (“County”). The Project 
comprises approximately 1,200 acres which will 
be developed into three 18-hole golf courses, a 
practice range, two short courses, maintenance 
facilities, and two clubhouses as well as other 
features, amenities, and activities.  

At this time, there are no residential units 
intended for permanent or full-time occupancy 
contemplated for the Project. Effectively, the 
Project is a recreational undertaking with a 
principal emphasis on golfing activity. Among the 
other spaces or facilities, a discrete number of 
cottages for overnight stay by members and their 
guests, as well as employee housing is proposed 
for the Project. 

This Analysis explores fundamental economic 
and fiscal relationships involved in developing 
the Project’s development program as it has been 
described by the Client. GAI was not retained 
to test the concept nor its feasibility. While this 
Analysis cannot assure the results described 
will be achieved, they could be beneficial if 
implemented as represented by the Client.

This Analysis presents only one set of 
assumptions to inform the economic benefits. At 
this time, certain information or data has been 

Our findings, based on generalized data with 
local adjustments, suggest that the proposed 
Project could generate favorable economic 
and fiscal benefits for the County, above the 
average contributed by other existing properties 
and projects. The Project’s valuations and 
contributions will benefit the County and other 
various government units, while its continued 
operations will also support a concentration of 
employees. While the Project will likely generate 
nominal demand for County services or support, 
it would provide incremental receipts that 
offset capital and operating requirements of 
government activities budgeted at existing levels. 

explicitly defined by the Client. Such information 
or any related assumptions are mostly subject 
to the Client’s control and actions, the total cost 
of infrastructure for example. That cost and 
other similar assumptions would not materially 
alter our expectations about the Project’s likely 
economic output.  

Since several highly sensitive assumptions result 
largely from the actions of many individuals 
other than the Client alone, the Analysis provides 
multiple scenarios for the fiscal impact analysis. 
These other actors include multiple contractors or 
builders, their clients, and officials who implement 
actual property tax procedures with the latter 
in particular following very tightly controlled 
procedures for determining taxable values. The 
high, moderate, low (“H-M-L”) scenarios for the 
fiscal impact analysis taken together offer a 
broader perspective on the Project as well as a 
better overall understanding of the information 
and conclusions. As a group, the three scenarios 
evidence a range of outcomes with all yielding 
significantly higher than average receipts for 
the County’s use and benefit if the Project’s 
development program is achieved as described.

While any of the fiscal scenarios are potentially 
achievable and will be largely determined by 
Martin County’s tax treatment of the Project, GAI 
considers the moderate scenario the most reliable 
for planning based upon observed or underlying 
market conditions and valuation practices that 
can be objectively documented at this time. 
Highlights, based upon the probable economic 
result and the range of fiscal impact scenarios are 
summarized on the following page.

To note, the Analysis considers two periods. The 
economic impact measures are shown in terms of 
a 2027 base year corresponding to data provided 
by the Client, consistent with the expected 
timing of the Project’s construction, opening and 
subsequent operation. In reality, that base year 
could change, but the shift would not be material 
in terms of the relative values and employment 
reported. The fiscal impacts are shown in terms 
of 2023 dollars because they are derived from 
the Martin County’s most recent Comprehensive 
Annual Financial Report (“CAFR”). The choice 
of the latter date should facilitate the County’s 
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own calculations or reviews of the information 
prepared. Because the information is shown in 
2023 dollars, the representations provide the 
most conservative outlook.

MAJOR ECONOMIC IMPACTS
Economic impacts within this Analysis are 
measured in terms of output, jobs, and wages. 
Some of these measures occur as one-time 
events, whereas other measures are recurring 
impacts. The following are summary comments of 
the economic impact analysis: 
	▪ The initial one-time impacts from the 

investment in the Project are substantive, 
albeit only occurring throughout the 
development and construction period of 
approximately 4 years, as described by the 
Client. This one-time construction investment 
of the Project is expected to generate a total 
of nearly $530.5 million in gross economic 
output ($132.6 million annual average) 

MAJOR FISCAL IMPACTS
Fiscal impacts within this Analysis reflect primarily 
the ad valorem property taxes, and other 
receipts which accrue to the benefit and the 
use of the County offsetting the costs of general 
governmental services provided by the County 
itself. The following are summary comments of 
the fiscal impact analysis: 
	▪ Ad valorem receipts from all sources will be 

among the major revenues generated by the 
Project. In terms of total (gross) ad valorem 
receipts generated by the current 9.9637 
millage rate applicable to operations, general 
fund, and major Municipal Service Taxing 
Units (“MSTU”), it is estimated that the Project 
could contribute between $317,000 and 
$454,000 in ad valorem taxes each year to the 
County when fully developed.

	▪ In addition to these receipts, property millage 
rates totaling 6.6579 could generate total 
(gross) ad valorem receipts between $208,400 
and $300,500 annually for other taxing 
authorities including the School Board, Water 
Management District, and other units of 
governmental agencies to the County.

and 2,982 total temporary jobs (746 annual 
average) providing $182.5 million in wages 
and salaries ($45.6 million annual average).

	▪ Continuing, permanent economic activities 
stemming from the management, 
maintenance, and operation of the golf 
course, clubhouses, and associated amenities, 
together will generate $63.7 million in gross 
annual economic output in a typical year 
across local economies.

	▪ This recurring annual economic output is 
associated with more than 360 direct, indirect 
and induced permanent jobs earning nearly 
$27.0 million in wages each year, as well as 
a value added, a measure of the County’s 
contribution to GDP, of approximately $36.2 
million generated from the Project annually. 

	▪ The presentation of tables for the economic 
benefits holds all revenues and costs in 
constant 2027 dollars.

	▪ These figures result largely from the Project’s 
valuations which are higher than what the 
County is currently achieving for similar 
properties on average. These valuations could 
contribute a minimum taxable value per full-
time equivalent (“FTE”) between $230,480 to 
$332,460 at full build-out. 

	▪ After adjusting for all normal costs and 
obligations of all general County services, it is 
estimated that the Project would yield at full 
build-out an annual fiscal surplus to the County 
between $32,000 and $122,000.

	▪ These figures equate to a total improved 
position for the County of approximately 
$981,000 to $3,704,000 over 30 years.

	▪ The presentation of tables for the fiscal 
benefits holds all revenues and costs in 
constant 2023 dollars.

All of these respective economic and fiscal impact 
assumptions, as well as the methods for calculating 
the impacts, underlying theory supporting the 
models or approach, and their implications, are 
detailed within the entirety of this Analysis. 
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1/ THREE LAKES 
PROJECT INTRODUCTION
As previously referenced, the planned 
development, Three Lakes Golf Club (“Project”), 
is a proposed private golf club located in 
Martin County, Florida (“County”). The Project 
comprises approximately 1,200 acres in 
unincorporated Martin County (“Site”), two miles 
west of I-95 and north of Bridge Road (County 
Road 708). It includes about 500 acres west of 
Kanner Highway along the St. Lucie Canal and 
700 acres east of Kanner Highway, as illustrated 
in the map below. As of 2022, the Site had a 
total market value of $32.6 million and a total 
taxable value of $4.2 million, representing less 
than $4,000 taxable value per acre. 

At full build-out, the Project’s Site will comprise 
approximately 90% of development area, and 
10% of wetland preserve, wetland buffer, and 
upland preserve areas, as illustrated in the 
following table (see Table 1). 

Site Location Map

Sources: Three Lakes Golf Club LLC; GAI Consultants.

As proposed, the Project will be developed into 
three 18-hole golf courses, a practice range, 
two short courses, maintenance facilities, 
and two clubhouses as well as other features, 
amenities, and activities. At this time, there are 
no residential units intended for permanent 
or full-time occupancy contemplated for the 
Project. Effectively, the Project is a recreational 
undertaking with a principal emphasis on 
golfing activity. Among the other spaces or 
facilities, a discrete number of cottages for 
overnight stay by members and their guests, as 
well as employee housing is proposed for the 
Project. The table below illustrates the Project’s 
development program at full build-out, as 
described by the Client (see Table 2).  

As the Project is currently envisioned, the Client 
would be implementing the master plan for 
this development over the course of multiple 
phases with the golf courses, west clubhouse, 
and golf cottages constructed in the earliest 

Acres
Development Area 1,095.4
Golf Course(s) 838.8

Golf Course(s) 615.4
Native Landscape Areas 205.1
Access/Parking 18.3

Lake Area 180.7
Golf Clubhouses, Cottages, and 
Recreation/Support Facilities 75.9

Wetland Preserve 48.8
Wetland Buffer 48.1
Upland Preserve 26.6

Total Site Area 1,218.9

Table 1. Site Development Program

Sources: Three Lakes Golf Club LLC.

Golf Courses 838.8 acres
West Course 18 holes
South Course 18 holes
East Range/Short Game 9 holes
North Course 18 holes
West Short Course 9 holes

Gross SF
Employee Housing(1) 24,300
West Clubhouse 67,470
Bridge Road/Kanner 
Gatehouse(s) 940

Golf Cottages(2) 63,050
Additional Facilities 24,010
Performance Center 12,800
Comfort Station 200
Pool Club 4,520
Spa 2,920
Fitness Studio 2,430
Movement Studio 1,140

Table 2. Project’s Development Program

Sources: Three Lakes Golf Club LLC. Notes: Square feet represented as “SF”. 
(1) Includes 36 units at 450 SF and 36 units at 213 SF. (2) Represents 13 
two-bedroom cottages and 9 four-bedroom cottages.

Legend
Martin County 
Project Site
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Three Lakes Golf Club Master Plan | July 2023

Sources: Three Lakes Golf Club LLC; Hart Howerton | MeyerDavis.

periods of activity. The additional facilities 
including the staff housing, gatehouses, pool 
club, spa, fitness studio, and movement studio 
becoming available in the subsequent periods. 
From the Client’s standpoint, the various 
phases of the Project, will be completed in 
approximately a four (4) year time period, 
with full build-out anticipated in 2027. Minor 
variations to this schedule or sequence could 
affect the annual flow of benefits described but 
not their totals. 

During the Project’s full development and 
construction period, this venture will support a 
variety of its own personnel, most involved in 
administration and marketing as well as other 
activities. The Client will eventually increase 
their initial staffing to include employees 
associated with maintaining and managing the 
development. Current expectations are that 

about 250 full-time employees will be employed 
within the Project when it is ultimately 
completed.

While a few of the Client’s employees could also 
be involved in the development of the Project, 
most will be employed by others. For the most 
part, the labor force will be employees of 
outside companies or firms providing technical 
services, including engineering, design, legal, 
and other services rather than employees of 
the Client. Effectively, the Project’s development 
program, focus, costs, staffing, and timing 
comprise the foundation for various economic 
and fiscal activity as they are further explained 
in this Analysis. 

The map below illustrates the Project’s 
proposed uses in the Three Lakes Golf Club 
Master Plan, as provided by the Client.  
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2/ CONCEPTS FOR MEASURING 
ECONOMIC & FISCAL ACTIVITY
OVERVIEW 
Economic and fiscal impacts are related but 
reflect very different concepts and measures, as 
described within the following pages.

Economic benefits are usually defined as 
the economic output of new business or 
development typically expressed in terms of 
sales or production capacity, value added or 
other like economic or commercial activity, and 
total employment generated. The common 
measures of benefit are simply economic 
output, value added, jobs, and wages. In this 
situation, they are the jobs and benefits created 
throughout the construction period of the 
Project followed then by its continued operation 
and management.

Fiscal benefits are the property taxes, other 
taxes, and similar revenues realized by the host 
jurisdiction(s) as the result of local expenditures 
for various economic inputs or services. These 
fiscal benefits center on the public revenues and 
public costs that are estimated to be associated 
with a set of activities, generally originating 
from new business or development or other 
economic development initiatives. The measures 
of economic benefit, as described above, are 
generally the basis for the creation of these new 
public tax revenues and fees, so the scale of 
each is consistent. 

Both economic and fiscal benefits can be 
classified as direct, indirect, or induced:
	▪ Direct benefits or effects relate to revenues 

generated or expenditures made in the local 
economy during the years of construction 
and operation of proposed Project.

	▪ Indirect benefits or effects stem from 
spending between and among firms or 
businesses that supply the core activity. 

	▪ Induced benefits are experienced, in large 
measure, through wages received by workers 
and the spending they circulate to support 
their household unit. 

Both economic and fiscal events can be 
considered as permanent and continuing events 
(recurring) or one time (non-recurring). 

	▪ Permanent or recurring activities are focused 
on sustained operations such as that 
associated with the continuing activity of a 
small retailer, manufacturer, or real estate 
company. For the Project, these are the full 
complement of staffing that will be in place 
and work once the Project is completed.

	▪ Typically, one time or non-recurring events 
are those related to activities having a 
fairly well determined start and end date. 
Construction projects, blockbuster events, 
and seasonal festivals or celebrations are 
among the most common one time or 
non-recurring events. Most of these one-
time events tie to the Project’s outside 
professionals, crews, and building partners.

	▪ From a fiscal context, an activity can generate 
significant tax revenues on both a one-
time and permanent basis although the 
former is obviously a spike and short-lived. 
Jobs generated and tourist taxes received 
during the Super Bowl are examples of 
extraordinary one-time economic and 
fiscal events. The permanent or recurring 
equivalent of these measures would be the 
continuing operation of a stadium and the 
taxes on concession sales occurring there. 
Here, the comparable periods are those 
of horizontal and vertical construction and 
subsequent operation of all on-site facilities. 

Theory, observation, and applied analysis 
explicitly and consistently acknowledge these 
multiple levels and incidence of effects. However, 
this Analysis is purposefully conservative in its 
representations. In the case of the economic 
impacts, this Analysis considers all levels of 
direct, indirect, and induced activity. As the 
Summary of Major Findings section suggests, 
similar calculations could be provided for the 
fiscal analysis. 

This Analysis confines the fiscal impacts 
exclusively to the direct effects to avoid any 
misrepresentations about benefits accruing 
to the discrete jurisdictions or agencies which 
necessarily are the source of obligations or 
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the beneficiaries of revenues stemming from 
the Project. So, while the indirect or induced 
effects caused could be reliably calculated, the 
estimates would include sums not practically 
captured by the County for its own use. 

To emphasize, the Analysis considers two 
periods. The economic impact measures 
are shown in terms of a 2027 base year 
corresponding to data provided by the Client, 
consistent with the expected timing of the 
Project’s construction, opening and subsequent 

METHODOLOGY 
Economic Impact Analysis begins with 
introducing a change in the output of goods 
and the use of a multiplier model to analyze 
the effects on a region’s larger economy tied to 
a uniformly maintained chart of accounts that 
record the spending  and receipts in discrete 
geographic areas. Theoretically, the collective 
spending of all projects or activities would total 
to all spending of the state and the nation.    

Input-output model estimates the direct, 
indirect, and induced economic implications of 
some discrete or particular economic activity. 
The secondary effects, or the sum of all indirect 
and induced impacts, along with the particular 
economic activity, provide an estimate of the 
“multiplier” effects from that activity. In such 
models, measures of economic activity is used 
as a basis for estimating the total economic 
impact of the subject activity. The use of an 
input-output model is to calculate benefits 
generally accepted as the industry standard 
practice. Results will be very consistent among 
different input-output models or between 
different professionals.

operation. The fiscal impacts are shown in terms 
of 2023 dollars because they are derived from 
the County’s most recent CAFR. The choice of 
the latter date should facilitate the County’s 
own calculations or reviews of the information 
prepared. Because the information is shown in 
2023 dollars, the representations provide the 
most conservative outlook. This representation 
provides the advantage of not overstating any 
impacts while allowing a subsequent analysis 
to average them or to convert items of specific 
interest to future year dollars.

IMPLAN
The economic benefits derived in this Analysis 
have been prepared using the application of 
an Impact Analyses and Planning (“IMPLAN”) 
model, a recognized and commercially available 
software application. Similar to other economic 
modeling systems, IMPLAN calculates the initial 
and subsequent economic effects of a specific 
stimulus, such as employment in a discrete 
industry or investment in the construction of 
new facilities, or the operational expenditures 
from a firm or industry. These are essentially 
the nature of the activities represented in this 
development program.

IMPLAN and similar models replicate the 
reported interactions and accounts between 
or among industries and households in an 
economy, identifying forward and backward 
transactions which impact the production and 
consumption of all goods and services. The 
various economic impacts are measured in 
terms of the output, value added, jobs, and 
income. 

3/ FRAMEWORK & ANALYSIS 
ECONOMIC IMPACT
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IMPLAN models identify the resources and 
categories of inputs required to create given 
quantities of different kinds of output. The most 
direct impacts of activities involve economically 
connected or proximate businesses, 
households, and units of governmental 
agencies. Economic impacts address 
distributional issues, identifying gains or losses 
in economic activity for particular regions or 
economic sectors. In an aggregate measure, 
these are the estimated results of an activity. 

This Analysis explores the most important and 
fundamental economic and fiscal relationships 
involved in developing the Project as it has been 
defined by the Client. GAI was not retained to 
test the concept nor the Project’s feasibility. 
While GAI cannot assure the results described 
in this Analysis will be achieved, they could be 
significant if implemented as represented by 
the Client.

Based on this Analysis, the Project would 
generate positive economic and fiscal impacts 
for the County, above the average contributed 
by other existing properties and projects. 
Because the Project is likely to contribute 
at above average rates to the County, its 
development and continued operation support 
a significant concentration of employees 
while also offsetting capital and operating 
requirements of government activities 
budgeted at existing levels.

MAJOR IMPACT MEASURES
The economic impacts are measured typically 
in terms of value added sales, income, and jobs. 
The model traces impact through direct and 
secondary (indirect and induced) effects. Jobs 
are consistent with Bureau of Labor Statistics 
(“BLS”) data and do not differentiate part-time 
jobs from full-time jobs. 

	▪ Value Added is the metric of economic 
significance preferred. It discretely centers 
on the contribution of the activity or 
industry to gross regional or national 
product. Value added includes the personal 
income to households (wages, salaries, and 
payroll benefits), profits and rents of private 
firms, and indirect business taxes accruing 
to governmental agencies in the region.

	▪ Wages and Personal or Total Income are often 
reported as well, since value added is not as 
widely understood as the other measures. 
Personal income, total income or value 
added are especially useful when comparing 
impacts across economic sectors.

	▪ Personal Income measures wages and 
salaries, payroll benefits, and income of sole 
proprietors. Total income adds in profits and 
rents of businesses.

DIRECT, INDIRECT, & INDUCED 
EFFECTS
These effects comprise initial and subsequent 
spending, as well as initial and subsequent 
rounds of impacts, which continue until all 
activity leaks to the larger region or state. The 
model in this Analysis, through the choice 
of inputs and appropriate multipliers, has 
considered economic impacts primarily to 
Martin County and fiscal impacts, to the degree 
they are localized, exclusively to Martin County.

No local economy produces every good 
or service, capturing all economic activity. 
When there are gaps in local production, the 
local effects will be reduced. As money and 
purchases circulate through the economy, 
moving from one business to another and one 
individual to another, the economic benefits 
are shared, generating the multiplier effect. 
Ultimately, these effects bleed away to other 
areas as spending continues. 

Amplifying earlier concepts: 

	▪ Direct Effects are the sales, income, and 
jobs in those businesses. In this case we 
are speaking about total spending within 
the Project for all its horizontal and vertical 
components and ultimately the continued 
operations of the overarching management 
entity.

	▪ Indirect Effects result when those business 
or activities directly impacted the purchase 
goods and services from other businesses 
within the region, so-called “backward-
linked” industries. Input-output models 
estimate these effects by using a production 
function for each sector and estimate the 
propensity of businesses to buy goods and 
services from local suppliers. 
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	▪ Induced Effects stem from household 
spending of income earned directly or 
indirectly from employee spending. For 
example, the various employees identified
or estimated live in the area and spend their 
income or wages on housing, groceries, 
and other personal needs. This spending 
supports additional jobs in a variety 
of local businesses but ultimately 
not entirely within the study area.

	▪ Collectively, the indirect and 
induced effects are termed 
‘secondary effects’. 

The total impact of all major spending is the sum 
of direct, indirect, and induced effects. The figure 
below illustrates the larger multiplier effect.

Sources: Fourth Economy, 2014. All Rights Reserved.

Household Spending from Earnings 
of Direct & Indirect Expenditures

Purchases from Local Suppliers Investment in Construction & 
Expenditures for Operations

BASIC ASSUMPTIONS & PROCESS
The economic benefits derived in this Analysis 
have been prepared using an IMPLAN model for 
both on-going (recurring) operational impacts 
and one-time (non-recurring) construction 
impacts. 

As highlighted in the Summary of Major Findings 
section, the potential economic impacts extend 
from fairly specific and discrete assumptions 
based on the expected nature of the 
community, the costs incurred for the Project, 
and its phased timing. While we cannot opine 
on the Project’s costs, the Client has provided 
detailed information which was relied upon 
for this Analysis, as illustrated in the table 
below (see Table 3). This information allowed 
us to further examine a number of individual 
activities that populate and generate the 
IMPLAN output. 

The most significant actors in this aspect of  
the Analysis stem from the estimated total 
development costs of approximately $393.8 
million in infrastructure, sales and marketing 
costs, developer fees, and soft costs, as detailed 
by the Client. 

The Client has also provided a detailed staffing 
plan for the Project at full build-out, representing 
about 250 full-time employees. The staffing 
plan includes each employee’s expected salary, 
wages, and bonuses, which corresponds to the 
IMPLAN output. If the initial figures are larger 
or smaller than represented, the output will be 
increased or decreased proportionately.

Effectively, this Analysis models multiple 
periods or activities that are summarized in the 
several tables that follow. These include (1) the 
construction of the entire Project including the 
golf course(s) and all infrastructure costs, and 
(2) the longer-term operation of all facilities 
constructed and then managed or maintained at 
full build-out of the Project. Each of these models 
addresses the direct, indirect, and induced effects 
of the Project at full build-out. 

The following sub-sections illustrate the one 
time or non-recurring economic activities (1 
above), as well as the on-going or recurring 
economic impacts (2 above) which are assumed 
to be possible as a result of the Project based 
on the IMPLAN models. These impacts reflect a 
constant 2027 dollar year, the year the Project 
is anticipated to be completed, therefore it is 
not necessary to view the impacts on an annual 
basis.

Hard 
Costs

Soft 
Costs

Total 
Costs

Golf Course $  54,057 $   6,691 $   60,748
Vertical 
Construction 136,016 36,808 172,824

Project Wide(1) 62,814 24,950 131,229
Initial 
Operations – – 15,198

Staff Housing(2) 4,188 2,245 13,842
Total Project Costs $ 393,841

Table 3. Development Budget Summary 
(in thousands)

Sources: Three Lakes Golf Club LLC; GAI Consultants. Notes: Totals may not 
add due to rounding. Construction costs are represented in 2023 dollars. (1) 
Includes $43,464,421 in land costs. (2) Includes $7,409,258 in land costs.
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TOTAL CONSTRUCTION IMPACTS
During the 4-year construction period for all 
elements of the Project, an estimated 2,982 
total jobs are expected to be created within the 
County with 2,166 of these directly associated 
with the Project. The total job count for new 
development of the entire Site is associated 
with nearly $530.5 million in total output with 
about $182.5 million in earnings connected to 
the Project.

The following table illustrates the estimated 
non-recurring (one-time) economic impact 
captured within the County from the proposed 
infrastructure and golf course construction 
activities (see Table 4).

While these impacts occur only during the 
construction and development of the Project. 
They are nonetheless critical to maintaining 
a flow of demand for construction-related 
employment within the local economy and 
establish a base of skilled labor that provides 
for future opportunities.

Direct, Indirect, and Induced Effects—
One-Time Impacts
Construction spending will also provide a 
catalyst for indirect and induced employment 
impacts from a mix of professional and service-
related jobs. The following table estimates the 
top employment sectors created at the Project’s 
full build out from the direct effects of one-time 
construction. 

The jobs identified by IMPLAN are not 
necessarily full-time. As such, some will have 
earnings higher than others and some may 
be less than full-time. The one time or non-
recurring jobs are estimated for the full period 
of development and construction activity. The 
actual number of workers or jobs on-site is 

the total labor force that will be engaged. On 
average over a period of about 3 years, the 
estimates equate to an expected 994 full- and 
part-time workers either on-site or supporting 
their respective businesses each year.  

Table 5 below estimates the top industry 
sectors which are anticipated at the Project’s 
full build-out, resulting from the direct effects of 
one-time construction impacts.

The indirect and induced employment impacts 
created from the construction of the Project 
represents a mix of professional and service-
related jobs, clearly providing adjacent 
area(s) with more and enhanced employment 
opportunity than would otherwise exist. 

Comparatively, the table below illustrates the 
top 10 industry sectors resulting from the total 
impacts (direct, indirect, and induced effects) of 
the one-time construction impacts generated 
from the Project at full build-out (see Table 6). 

Economic 
Measures Direct Indirect–

Induced
Total 

Impact
Employment 2,166 816 2,982
Earnings 
($,M) $     138.7 $       43.8 $     182.5

Value Added 
($,M) $     209.5 $       78.3 $     287.8

Output ($,M) $     393.8 $     136.6 $     530.5

Table 4. Economic Impacts | One-Time Impacts

Sources: IMPLAN Group; GAI Consultants. Note: Represents 2027 constant 
dollars.

Industry Sector Jobs
Construction 1,742
Professional and Technical Services 313
Wholesale Trade 54
Real Estate 31
Building Material and Supplies 16

Industry Sector Jobs
Construction 1,754
Professional and Technical Services 405
Building Material and Supplies 149
Administrative and Support 
Services 101

Wholesale Trade 90
Real Estate 89
Food Services and Drinking Places 56
Ambulatory Health Care Services 39
Repair and Maintenance 29
Hospitals 25

Table 5. Employment Sector Impacts | Direct 
Effects—One-Time Impacts

Table 6. Employment Sector Impacts | Direct, 
Indirect, and Induced Effects—One-Time Impacts

Sources: IMPLAN Group; GAI Consultants. 

Sources: IMPLAN Group; GAI Consultants. 
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These kinds of recurring annual economic 
impacts are essential to achieving the fiscal 
impacts. The levels of annual economic output 
(e.g. sales, business revenues) and annual 
wages directly support the predominate forms 
of tax revenues used to fund County services.

Direct, Indirect, and Induced Effects— 
Operating Impacts
The subsequent rounds of spending that create 
indirect and induced employment impacts are 
those most likely to benefit the neighboring 
areas adjacent to the Project. While these 
employment impacts can occur anywhere within 
the local economy, the direct activity stimulated 
by the Project is likely a main attraction for 
these support and affiliated jobs. The indirect 
and induced employment impacts created from 
the development of the Project represents a mix 
of professional and service-related jobs, clearly 
providing adjacent neighboring area with more 
and enhanced employment opportunity than 
would otherwise exist. 

As with construction or one-time (non-
recurring) employment, the jobs identified by 
IMPLAN are not necessarily full-time. As such, 
some will have earnings higher than others, 
and some may be less than full-time. It can 
be useful, however, to think of them as the 
number of positions on average that will be 
supported in a typical or operational activity. 

TOTAL OPERATIONAL IMPACTS
The Project, as proposed at full build-out, is 
expected to produce a total of 250 annual, 
permanent jobs within the local economy 
from on-going operations. The breakdown of 
these jobs and their combined annual salary 
in 2027 dollars, as described by the Client, are 
illustrated in the table below (see Table 7). 

Function Total 
Employees

Annual Salary 
(000s)

Golf Operations 49 $          3,798.7
Golf Course & 
Maintenance 118 8,781.0

Cottages 13 783.6
Pool & Spa 11 466.5
Food & Beverage 31 1,960.7
General & 
Administrative 20 3,556.1

Locker Room 8 410.1
TOTAL 250 $       19,756.7

Table 7. Operations Staffing Plan

Sources: IMPLAN Group; GAI Consultants. Note: Annual salary includes 
taxes and benefits.

Economic 
Measures Direct Indirect–

Induced
Total 

Impact
Employment 250 113 363
Earnings 
($,M) $     21.17 $       5.79 $     26.96

Value Added 
($,M) $    25.56 $    10.66 $    36.23

Output ($,M) $    44.74 $    18.96 $    63.70

Table 8. Economic Impacts | On-Going Impacts

Sources: IMPLAN Group; GAI Consultants. Note: Represents 2027 constant 
dollars.

Nearly 250 of these jobs, as described by the 
Client, will be directly associated with the Project, 
supporting the operations, and maintenance, 
and management of the golf course, cottages, 
and additional clubhouses and facilities. 
The other 113 jobs result from indirect and 
induced effects from operations and household 
disposable incomes. 

Independent of any additional indirect and 
induced jobs, the Project’s own direct  
job counts are a factor in overall economic 
impacts. The total job count from on-going 
operations is associated with $63.7 million 
in annual economic output and $27.0 million 
in total annual earnings. Direct job impacts 
associated with the Project’s on-going operations 
total $44.7 million in annual economic output 
and $21.2 million in annual earnings. 

The following table illustrates the estimated 
recurring (on-going) economic impact captured 
within the County from the proposed operations, 

maintenance, and management activities of the 
Project at full build-out (see Table 8).

Image source: Three Lakes Golf Club LLCImage source: Three Lakes Golf Club LLC
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4/ REVIEW OF 
CASE STUDIES

The following table estimates the top 10 
industry sectors created at the Project’s full 
build-out resulting from the total impacts 
(direct, indirect, and induced effects) of on-
going operations (see Table 9). The industry 
sector primarily impacted by the Project is 
the Recreation/Amusement Industry which 
comprises golf course and country club 
operations.

However, comparable to one-time impacts, 
the indirect and induced employment impacts 
created from the operations of the Project 
represents a mix of professional and service-
related jobs, clearly providing adjacent 
neighboring area with more and enhanced 
employment opportunity than would otherwise 
exist.

Industry Sector Jobs
Recreation/Amusement Industries 363
Administrative and Support 
Services 137

Food Services & Drinking Places 46
Professional and Technical Services 42
Personal and Laundry Services 28
Accommodation 28
Real Estate 13
Repair and Maintenance 12
Ambulatory Health Care Services 8
Management of Companies 6

Table 9. Employment Sector Impacts | Direct, 
Indirect, and Induced Effects—On-Going Impacts

Sources: IMPLAN Group; GAI Consultants. 

Data collected from a variety of comparable 
golf club locations within Martin, St. Lucie, 
Indian River, Broward and Palm Beach counties 
(“Regional Market”) were used extensively 
throughout the fiscal impact models. These 
comparable properties, or case studies, provide 
a frame of reference in drawing assumptions 
regarding the valuation and price points the 
Project could feasibly achieve at full build-out. 

Our approach drew largely, but not exclusively, 
on the analysis and comparison of selected 

golf properties or clubs located in the Regional 
Market of similar form, character, and vehicle 
of ownership/control to the proposed Project. 
More specifically, the case studies reflect golf 
properties or clubs that do not prominently 
feature or rely upon a larger complement 
residential development. These comparable 
properties are all classified as private facilities 
and comprise amenities such as clubhouses 
and additional facilities available to members 
and their guests. 

Image source: McArthur Golf ClubImage source: McArthur Golf Club
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Table 10. Comparable Properties 2022 Valuations

Certainly, other factors stemming from 
composition of land uses, locational context, 
membership prices and activity, and general 
traffic or transportation access are also 
influential to the proposed Project’s valuations. 
That said, practically speaking, the appeal of 
a recreational property or club that draws 
destination attendance in a visually appealing 
setting opens an opportunity which would 
otherwise not exist. 

To give further context, the Site (including the 
West parcel, East parcel, and Lucky Day Farm 
parcel) was valued in 2022 for tax purposes 
at almost $4.2 million, representing less than 
$4,000 per acre.  

Taken together, the valuation data for all the 
comparable properties and areas of interest 
reasonably establish the premise and baseline 
for the fiscal impact analysis. Specifically, this 
context suggests: 
	▪ The average valuations realized for the 

comparable properties is generally higher 
than those within Martin County of similar 
property uses.

	▪ The information provided for the comparable 
properties indicate a range of taxable value 
from $8,750 to $82,130 per acre, with an 
average taxable value of $22,170 per acre 
which is applied in the moderate scenario, as 
further detailed in the subsequent section. 

Comparable Property 
Location

Year 
Built

Total 
Acres

Just/Market 
Value (“JV”)

Taxable 
Value (“TV”) JV per Acre TV per Acre

1 Martin 2018  208.7  $2,132,510  $2,132,510  $10,220  $10,220 
2 Martin 2002  455.9  $5,307,870  $5,307,870  $11,640  $11,640 
3 Martin 1972  89.7  $1,560,460  $1,499,270  $17,410  $16,720 
4 Martin 1996  134.1  $1,445,230  $1,429,110  $10,780  $10,660 
5 Martin 1994  138.0  $1,256,710  $1,256,710  $9,110  $9,110 
6 Martin 1990  193.9  $1,696,900  $1,696,900  $8,750  $8,750
7 Broward 1969  116.5  $3,445,610  $3,445,610  $29,580  $29,580 
8 Broward 1982  228.6  $5,492,990  $5,492,990  $24,030  $24,030 
9 Palm Beach 2007  149.2  $13,145,520  $12,254,220  $88,100  $82,130 
10 St. Lucie 2004  81.3  $2,282,300  $2,282,300  $28,080  $28,080 
11 St. Lucie 1985  118.1  $1,525,500  $1,525,500  $12,920  $12,920

 Comparable Properties Average  $22,780  $22,170
ALL 3800 DOR Use Code Properties in Martin County Average $17,460 $16,870

Sources: Martin County Property Appraiser; Broward County Property Appraiser; Palm Beach Property Appraiser; St. Lucie Property Appraiser; Martin County 
Final 2022 Tax Roll; GAI Consultants. 

To give these comparable properties or 
case studies a financial context, this Analysis 
examined tax roll and valuation data for a 
number of properties primarily involving golf 
operations located within the Regional Market, 
as illustrated in the table on the following page 
(see Table 10). 

Understanding that development history and  
tax procedures in Martin County differ from 
those of the Regional Market, it is presumed 
that the market valuations and tax valuations 
levied would, at an absolutely minimum, 
inform assessment and tax decisions of the 

Project within Martin County. Consequently, the 
reported values of the comparable locations in 
Martin County were in turn benchmarked. 

The following table also illustrates the year 
built, market valuations, and tax assessments, 
for each of the comparable properties or 
case studies. Although the majority of these 
comparable properties are more than 20 years 
old, threshold valuations for these included 
properties are generally at or above those 
shown for all properties with a 3800 DOR Use 
Code (Golf Courses/Driving Ranges) in Martin 
County for 2022. 
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5/ FRAMEWORK & ANALYSIS
FISCAL IMPACT
OVERVIEW 
The fiscal impact analysis within this Analysis 
is based on a series of major assumptions 
tied to the nature of the proposed Project. As 
to the nature of the Project, that is generally 
characterized by the values recognized in the 
open marketplace for transactions of similarly 
positioned golf courses, associated amenities 
and facilities, and golf cottages, as well as 
employee housing. While the Client controls the 
timing and coordination of the major activities 
within the Project, much of the outcome realized 
as a fiscal impact is not directly controlled by the 
Client and is subsequently a result of the final 
tax treatment of key properties. 

The manner of that tax treatment drives the 
receipts in large measure and are often not 
proportionate to the perceived value of the 
underlying property or the actual costs to 
develop the asset. This issue is more common 
in the initial years of a newer and higher priced 
project where the Martin County Property 
Appraiser is limited by the pool of transactions 
needed to establish a defensible benchmark for 
taxable values. 

Typically, it takes multiple transactions to 
establish that pool and identify a “trend”. In this 
situation, the Project may set its own foundation 
for tax valuation purposes but that will not 
occur for at least several appraisal cycles. 
These figures, whatever they may ultimately 
be, are further affected by other exemptions, 
portability rules, and maximum annual valuation 
increases for all properties. To deal with the 
various material considerations associated with 
achieving a longer-term fiscal outcome, a high, 
moderate, and low (“H-M-L”) fiscal model has 
been prepared with assumptions that underlie 
anticipated revenues likely to accrue to the 
County as a result of the Project’s full build-out, 
as detailed along the subsequent pages.

High Scenario reflects the highest market and 
taxable valuations achieved by the greatest 
performing comparable golf club locations 
within the Regional Market, as defined in the 
Case Studies section. We believe the valuations 
achieved by these specific locations reflect the 

greatest anticipated values the Project’s golf 
course(s), clubhouses, and additional facilities 
may achieve within Martin County. Generally, 
this places the Project at an average taxable 
value per acre of approximately $26,970 for the 
golf course(s) and additional facilities. 

In addition, the High Scenario recognizes above 
average values for the 72 staff housing units 
and the 22 golf cottages than what the County 
is currently achieving for properties of similar 
use and size. This places the proposed staff 
housing with an average taxable value per unit 
of $39,770, and the proposed golf cottages 
with an average taxable value of $149 per SF; 
resulting in a total taxable value of $45.36 
million for the entire Project at full build-out.

While these higher values may be achieved, the 
number of properties within the County with 
such valuations is small and does not justify an 
obvious trend or outlook based on the highest 
range of value. Ultimately a large number 
of higher assessed properties concentrated 
in a single area could increase pressures to 
move toward increased valuations overall. If 
achieved, even the High Scenario might then be 
considered conservative.  

Moderate Scenario is consistent with, and  
relies upon, all the comparable golf club 
locations within the Regional Market for the 
value of the golf course(s) and additional 
facilities. The vertical development which 
consists of the golf cottages and staff housing, 
reflect newly developed/built properties of 
similar size and use within the County. As 
suggested above, this is a rather small number 
of properties but still a larger pool than that 
establishing valuation benchmarks for the High 
Scenario. 

Generally, we believe the values represented 
in the Moderate Scenario reflect the valuations 
in which the Project is “most likely” to achieve. 
These valuations place the Project with an 
average taxable value of approximately $22,170 
per acre for the golf course(s) and additional 
facilities, $36,160 per unit for the staff housing, 
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and $136 per SF for the golf cottages; resulting 
in a total taxable value of $38.44 million for the 
entire Project at full build-out. Again, a large 
number of higher assessed properties could 
increase pressures to move toward increased 
valuations overall. 

Low Scenario reflects the values currently 
achieved, on average, for all properties of 
similar use and size within the County. In this 
Analysis, the Low Scenario reflects a “worst-
case situation”. The Project in this scenario is 
expected to have an average taxable value of 
approximately $16,870 per acre for the golf 
course(s) and additional facilities, $32,870 per 
unit for the staff housing, and $129 per SF for 
the golf cottages; resulting in a total taxable 
value of $31.45 million for the entire Project at 
full build-out. 

Within each of the above scenarios, the fiscal 
model only addresses likely differences for the 
tax treatment of the proposed Project. Additional 
amenities, activities, and land uses that might be 
implemented by others, may subject the Project 
to additional tax valuations and subsequently, 
will increase the overall estimated fiscal impact 
detailed within the following pages.

The following details the major assumptions 
and summary comments utilized within this 
fiscal impact analysis:

	▪ While there are many considerations in 
this Analysis, most costs shown here are 
exclusively obligations of the County itself. 
Similarly, the bulk of the revenues shown 
accrue solely for the use of the County. 
Other taxing authorities, apart from the 
County, may have other costs or receipts 
which are worthy of additional consideration 
and discussion. 

	▪ Using a fiscal impact methodology covering 
both potential of the County’s general-

government operating and capital costs 
needed to support the build-out of the 
Project, it is estimated that the Project 
could generate more receipts than costs. 
Contributing an annual fiscal surplus to the 
County between $32,000 to $122,000, as 
illustrated in the table on the following page 
(see Table 11). This equates to a range of 
approximately $981,000 to $3,704,000 over 
30 years. 

	▪ These figures reflect an estimated Full-Time 
Equivalent (“FTE”) population of 136 persons 
based on the proposed development 
program and estimated attendance, as 
provided by the Client.

	▪ At full build-out, the Project is expected to 
contribute a taxable value per FTE between 
$230,480 to $332,460, a significantly higher 
ratio of property value per FTE compared 
with the existing County average.

	▪ Sources for prior revenue and expenditure 
relationships were obtained from the 
County’s 2022 Comprehensive Annual 
Financial Report (“CAFR”).

	▪ Using audited financial statements, 
operating needs have been based on 
current FY 2022 actual spending.

	▪ The approach to fiscal impact utilized within 
this Analysis recognizes the importance of 
excluding existing deficiencies in calculating 
capital costs since this would impose 
an unfair burden on new households. 
As a result, our approach excludes any 
existing capacity in capital infrastructure by 
assuming new FTE population generated by 
the Project would require the same level of 
capital spending to replace “everything” the 
County has constructed.

	▪ The presentation of tables holds all 
revenues and costs in constant 2023 dollars.

Image source: Three Lakes Golf Club LLCImage source: Three Lakes Golf Club LLC
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In comparison, this Analysis indicates that the 
balance of the County currently operates at a 
fiscal surplus of about $20,553,000 annually 
without considering the current Project or its 
cost and benefits. As proposed, the Project will 
positively contribute to the existing fiscal surplus 
in the County going forward. 

METHODOLOGY
Potential fiscal benefits center on the public 
revenues and public costs expected to be 
realized (or lost) as the result of activities, 
generally originating from new residential or 
non-residential development or from other 
economic development initiatives. Calculations 
of potential fiscal benefits could rationally 
include both direct and indirect impacts for 
multiple levels of public goods and services. 
This Analysis of the Project, however, is more 
conservative. It is purposefully confined to 
the direct effects only in the County to avoid 
misrepresentations about net impacts to 
municipalities, agencies, or special districts. 

Methods for calculating fiscal benefits can vary 
widely. While there is no industry standard, a 
common approach reflects activities, receipts, 
and expenditures “per capita”. The premise in 
this approach is that new development attracts 
new population growth and will generally 
have a consistent cost impact on the basis of 
public service needs per person. Following 
that premise, new development, at a basic 
level, is expected to generate costs (and most 
revenues) at the same rate, creating the same 

levels of service needs being provided to existing 
residents. Reasonable rates of revenues and 
costs can be derived for any governmental 
agency using a per capita measure as the 
common denominator and existing costs and 
revenues. In contrast, to assume that new 
development creates more or less requirements 
than those imposed by current residents 
constitutes an obvious positional bias in the 
information used to make important policy 
decisions. 

In this Analysis, a modified per capita approach 
was used to determine potential operating and 
capital costs using planned population, expected 
employment, and the expected relationships 
between households and individuals working 
in their place of residence versus working in 
another area. This method can still be referred 
to as a per capita approach, but it uses a Full-
time Equivalent (“FTE”) population since that 
population imposes demands upon all systems 
relative to its needs. Using this modified per 
capita method, expected population (household 
population, establishment employment, and 
visitors) are converted to an FTE using a 24-hour 
7-day period representing a “full-time” person 
impacting the potential demands for operating 
and capital needs. Thus, a person residing in a 
home located in the County and working at a 
business located in the County would represent 
a full-time person or 1.0 FTE. Whereas someone 
residing in a home located in the County and 
working outside would represent less than a full-
time person or 0.74 FTE (see Table 12). 

Sources: Martin County FY 2022 CAFR; GAI Consultants. Notes: (1) Excludes impact fees. Totals may not add due to rounding. 

Three Lakes Project
Low Moderate High

Ad Valorem Revenue $          210,000 $          250,000 $          300,000 
Other Revenue (revenue sharing, transfers) 42,000 42,000 42,000

Total Revenues $          251,000 $          291,000 $          341,000

Gross Operating Costs (excluding capital) $        (256,000) $       (256,000) $        (256,000)
Direct Revenues (program charges, fees)(1) 68,000 68,000 68,000

Net Operating Revenue/(Expense) $        (188,000) $       (188,000) $       (188,000)
Annual Capital Expense (31,000) (31,000) (31,000)

Net Operating with Capital $        (219,000) $       (219,000) $        (219,000)

Net Fiscal – Surplus/(Deficit) $            32,000 $           72,000 $         122,000

Table 11. Annual Fiscal Impact in 2023 Dollars
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Hours % FTE FTE 1 FTE = 
Live & Work 8,763 100% 1.00 1
Live Only 6,486 74% 0.74 1.3
Work Only 2,250 26% 0.26 3.9
Hotel Visitor 120 1% 0.01 72.8
Day Visitor 4 <1% 0.0005 2,184

Table 12. Full-Time Equivalents

Sources: U.S. Census; GAI Consultants. 

FTE population is intended to reflect the 
annual, permanent demands on services and 
infrastructure as opposed to peak demands. 
As a result, the estimated FTE factor for non-
resident workers or visitors declines based 
on the assumed time spent within the County 
relative to a resident that both works and lives 
in the County—theoretically creating a full unit 
of demand for annual, permanent services and 
infrastructure.

For example, as illustrated above, a day-visitor, 
someone living in another part of the State, 
spending 4 hours within the County has an 
FTE factor equal to 0.0005 or 4 hours divided 
by 8,763 hours. This can also be expressed as 
2,184 day-visitors equal the equivalent of 1 
full-time resident that also works in the County. 
On the other hand, a hotel visitor with a 5-day 
stay has an FTE factor of 0.01 or approximately 
73 hotel visitors equal to 1 full-time resident. 
The effects of both hotel and day visitors on 
the calculation of FTE populations is based on 
the mix of these populations, resulting in an 
average number of hours as opposed to the 
exact values in the previous table. The table 
below provides the calculated FTE population 
for the County and the Project based on 
expected uses and attendance at full build-out, 
as described by the Client (see Table 13). 

County Project
Household Population(1) 162,000 72
Establishment Employment 70,400 250
FTE Population

Resident 151,230 72
Establishment 10,770 45
Visitor(2) 1,120 18

Total FTE 160,000 136

Table 13. Full-Time Equivalent Estimates

Sources: U.S. Census; GAI Consultants. Notes: (1) Represents one person 
per unit of staff housing; (2) Based on approximately 40,500 day visitors 
annually, as described by the Client.  

The FTE population model only indirectly 
accounts for seasonal populations that are 
different from hotel and day-visitors, which also 
occur on a seasonal basis. Seasonal residency or 
“snowbirds” is a common factor in the difference 
between population per total housing unit 
and population per occupied housing units. 
There will always be a natural rate of vacancy in 
housing because of market timing in home sales 
and household formation. While a vacancy rate 
in some jurisdictions can be higher because of 
a larger snowbird affect, it is more conservative 
when calculating fiscal impacts to exclude an 
assumption regarding a proportion of seasonal 
housing units. 

One of the more important benefits of a 
modified per capita approach is that revenues 
and costs do not need to be allocated between 
residential and non-residential uses. The sum 
of FTE population reflects a common factor 
with which revenues and costs can be divided 
and applied back to specific uses based on the 
underlying population (household population, 
establishment employment, and visitors). For 
example, an commercial use development would 
generate the equivalent cost per FTE based 
on the number of establishment employment 
adjusted to their FTE equivalency.

EXISTING ACTIVITIES AND THEIR 
RELATED FISCAL REVENUES AND COSTS
Providing public sector services and 
infrastructure is accomplished on the basis of 
not-for-profit management of economic and 
financial resources. Each year, governmental 
agencies or organizations prepare for meeting 
service and capital needs with a budget 
that balances revenues and spending. In 
other words, allowable annual spending 
equals expected revenues. In the context 
of legal constraints to spending, most local 
governments operate well below what is 
allowed. The annual budgets adopted do not 
reflect expected income (profit or losses) in the 
same way as for-profit enterprises. 

The annual budgetary process can make 
understanding the marginal impacts of new 
population or new development a challenge.   
The main challenges are the use of transfers 
between funds to accommodate “fund 
accounting” reporting, the use of cash balances 
in funds as revenues and cash forward as 
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expenses to balance the budget, the recognition 
of capital as an expense in the year funds 
are expended, and the recognition of debt 
proceeds as revenue to also balance capital 
expenditures. The budgetary process is “cash-
basis” accounting.

In addition to the annual budgetary process, 
every governmental organization in the U.S. 
prepares a CAFR. While the formats and 
contents can vary slightly, these reports present 
the financial statements of the governmental 
entity, as well as important analysis tools like 
the management’s discussion and analysis 
(“MD&A”) and the notes to the financial 
statements similar to private industry. CAFRs 
present financial information of accounts for 
the financial position of the government as 
a whole. Governments use modified accrual 
accounting for their statements in the CAFR 
and include reconciliations explaining how they 
made the switch from cash-basis accounting to 
the modified accrual basis they report. 

Most importantly, governments are required 
to present their consolidated financial 
statements in the CAFR that essentially mirror 
for-profit financial statements. In particular, 
the Statement of Activities for a not-for-
profit organization is equivalent to an Income 
Statement for a for-profit enterprise. The 
main difference is the treatment of capital 
infrastructure and equipment. On a cash-basis, 
capital costs are recognized within the year 
funds are expended. 

For example, if the County spends funds to 
build a new County government office in 2023, 
that expense is a capital item in the same 
year and it is generally funded through some 
combination of current revenues, existing cash 
balances, and debt proceeds or exclusively 
with debt proceeds. As a result, the cash-basis 
is faulty because it places the burden of past 
and future capital needs, funded using past 
and future revenues, in a single current fiscal 
period. Conversely, the Statement of Activities 
only recognizes current revenues and accounts 
for capital on a depreciation and amortization 
basis. Thus, it matches capital spending with the 
life cycle of the asset. 

This Analysis utilizes these Governmental 
Statements of Activities to correct for the 
challenges associated with governmental 

budgeting and fund accounting, especially 
capital spending which can otherwise materially 
ebb and flow on an annual basis. Our position 
is that the reported revenues and expenses, 
divided by FTE population, provide the best 
measure of the marginal impacts from new 
development and new population given the 
existing financial structure of the County. 

Based on Fiscal Year (“FY”) 2022 audited 
financial statements from the County’s CAFR, 
Table 14 below provides the current fiscal costs 
and revenues on a per FTE basis for all general 
government activities for the County. 

Revenue/(Expense) Per FTE Total
Direct Revenues 
(Charges, Fees) $      502 $     80,366,000

Ad Valorem 1,450 232,042,000
Other(1) 309 44,559,000
Enterprise Transfer 0 54,000

Subtotal $    2,261 $   356,991,000
General Government $     (496) $   (78,355,000)
Public Safety (947) (149,710,000)
Physical Environment (127) (20,017,000)
Transportation (90) (14,299,000)
Economic 
Environment (26) (4,089,000)

Human Services (65) (10,215,000)
Culture & Recreation (114) (18,017,000)
Interest on Long-Term 
Debt (21) (3,328,000)

Annual Capital 
Requirements (247) (38,965,000)

Subtotal $ (2,133) $ (336,438,000)
Net Fiscal—Surplus/
(Deficit) $      128 $     20,553,000

Sources: Martin County FY 2022 CAFR; GAI Consultants. Notes: (1) Other 
revenues include earnings on taxes (tourist development, communication, 
fuel, local government), franchise fees, and earnings on investments. Totals 
may not add due to rounding.

Table 14. Martin County’s Current FY 2022 Net 
Fiscal Position

In FY 2022, all general government activity 
within the County reflected an average cost 
per FTE of $2,133, including annual capital 
requirements of $247 per FTE. Capital 
requirements are reflected in terms of 
depreciation and amortization versus capital 
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expenditures, consistent with the Statement 
of Activities in the CAFR. This approach more 
appropriately aligns cost with the life cycle of 
assets. For example, a building built by the 
County 30-years ago that is still serving the 
community today would still be accounted for 
in this Analysis because its average service life 
is generally 50 years or more. However, the 
capital expenditure for that building would not 
be recognized, especially if its debt is paid off. 

Attempting to off-set total operating and capital 
costs, the current revenue sources contributed 
an average of $2,261 per FTE. As a result, the 
County currently has a slight fiscal surplus of 
$128 per FTE or approximately $20,553,000 
annually. It is important to note that this 
calculated surplus is based on modified accrual 
accounting versus cash-basis accounting, 
therefore the County is not gaining $20,553,000 
each year on a cash-basis. Given the current 

levels of spending including interest costs and 
annual capital requirements, current revenues 
through taxes, charges, and fees meet current 
spending in FY 2022. This is the current basis 
from which types of new development will 
be measured using assumptions for FTE 
population and various ad valorem revenues 
models.

This fiscal impact analysis is not a reconciliation 
of funds and fund balances, but an estimate 
of annual net fiscal surplus/(deficit) for 
governmental activities. So, at any level, 
jurisdictions can function with a deficit by 
drawing from existing balances or using debt, 
and at the same time adopting balanced 
budgets where expenditures equal revenues. 
This fiscal impact is also not a budget exercise, 
but an estimate of the net fiscal impact from 
current activities, which can generate positive 
or negative cash flow.

INTERFUND TRANSFERS AND BUSINESS 
ACTIVITIES 
GAI’s approach to fiscal impact analyses also 
treats business-type activities (e.g., water and 
sewer) as a net transfer. Since these activities 
are generally profit centers and, in theory, run 
like a business where prices (water rates) are 
set to meet or exceed operating and capital, a 
majority of these types of activities provide a 
net income transfer into the general fund to 
subsidize governmental activities. 

The fact is that when a utility system issues 
debt to fund capital, it is generally required to 
set utility rates to generate 1.25 to 2.00 times 
more operating income than annual debt 
service. Since average service lines are the 
costliest components of a system and extend 
well beyond debt payments, the structure of 
rates and charges relative to expenses typically 
creates significant positive cash flow annually. 

Any capital requirements to meet new water 
and sewer demand is generally funded 100% 
with connection fees and/or water and sewer 
impact fees because those fees are calculated 
at full cost of service requirements, unlike many 
other impact fees or capital charges. 

It is prudent and appropriate for local 
governments to then transfer some excess 
cash into general government activities as a 
payment-in-lieu-of-taxes. If utility services were 
provided by a private company, the County 
would be allowed to generate revenues through 
franchise fees on those services, so a transfer 
accomplishes the same thing. Thus, this Analysis 
includes this net transfer as a revenue off-set 
after calculating incremental governmental 
expenses required to serve a new development. 

In the rare case where general-government 
activities subsidize a business-type activity, it is 
still included with revenues, but it would reflect 
a deduction in general revenues. The rationale 
is that it is reasonable to assume that new 
development will generate the same excess 
(or deficit) water and sewer revenues on a per 
capita basis as existing development. In FY 2022, 
the County made an annual transfer of about 
$53,060 to business-type activities (mainly water 
and sewer) to subsidize governmental activities. 
In our model, this transfer reflects a $0.3 per 
capita revenue subtraction from the general 
government activities.
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Revenue/(Expense)
Low Moderate High

Per FTE Total Per FTE Total Per FTE Total
Direct Revenues (Charges, Fees) $         502 $    69,200 $         502 $    69,200 $         502 $    69,200
Ad Valorem 1,541 210,000 1,834 250,000 2,201 300,000
Other(1) 78 12,446 78 12,446 78 12,446
Enterprise Transfer 0 54 0 54 0 54

Subtotal $      2,121 $  291,700 $      2,414 $  331,700 $      2,781 $  381,700
General Government $       (496) $  (68,300) $       (496) $  (68,300) $       (496) $  (68,300)
Public Safety (947) (130,400) (947) (130,400) (947) (130,400)
Physical Environment (127) (17,400) (127) (17,400) (127) (17,400)
Transportation (90) (12,500) (90) (12,500) (90) (12,500)
Economic Environment (26) (3,600) (26) (3,600) (26) (3,600)
Human Services (65) (8,900) (65) (8,900) (65) (8,900)
Culture & Recreation (114) (15,700) (114) (15,700) (114) (15,700)
Interest on Long-Term Debt (21) (2,900) (21) (2,900) (21) (2,900)
Annual Capital Requirements – – – – – –

Subtotal $    (1,883) $(259,700) $    (1,883) $(259,700) $    (1,883) $(259,700)
Net Fiscal—Surplus/(Deficit) $          238 $    32,000 $          531 $    72,000 $          898 $  122,000

Sources: Martin County FY 2022 CAFR; Three Lakes Golf Club, LLC; GAI Consultants. Notes: (1) Other revenues include earnings on taxes (tourist development, 
communication, fuel, local government), franchise fees, and earnings on investments. Totals may not add due to rounding.

Table 15. Project’s Net Fiscal Impact (at full build-out)

PROSPECTIVE FISCAL IMPACTS OF NEW 
DEVELOPMENT 
Using FY 2022 audited financial statements and 
expected property valuation for the Project at 
full build-out, the following table details the 
Project’s H-M-L expected net fiscal impact. 

While the Project is expected to create an 
expense of $1,883 (operating and capital) 
per FTE per year in each of the fiscal impact 

scenarios, property tax contributions between 
$1,541 and $2,201 per FTE, along with direct and 
other revenues, more than off-set those costs 
and create a net fiscal surplus of $238 per FTE in 
the Low Scenario, $531 per FTE in the Moderate 
Scenario, or “most-likely” scenario, and $898 per 
FTE in the High Scenario (see Table 15). 

The positive contribution from property taxes 
compared with existing values results both from 
market conditions and current property tax law. 
New development as a result of the proposed 
Project is expected to yield both market and 
taxable values slightly greater than comparable 
values of properties of similar use and size 
within the County, which may be attributed to 
the development and nature of the Project in 
terms of size, use, and quality of amenities. 

In addition, newer commercial or non-
residential development also tends to have 
higher value on an FTE basis. In this Analysis, 
properties within the County with a DOR use 
code related to golf course/driving range and 
related amenities, hotel/motel properties, 
and multi-family properties that are less than 

500 SF were examined to establish minimum 
reference points. While we examined the 
market conditions of these commercial or non-
residential properties within the County, we also 
analyzed the valuations of comparable golf clubs 
across the Regional Market, as detailed in the 
Case Studies section. 

This Analysis assumes the Project will more 
accurately reflect the higher values as illustrated 
in the comparable golf club locations and 
above average market values than what the 
County is currently achieving for golf cottages 
and staff housing. In any case, we believe the 
proposed Project will achieve nothing less than 
the countywide valuations already achieved for 
the proposed uses, resulting in a net favorable 
outcome (see Table 16). 
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Golf 
Course/

Amenities 
(per AC)

Staff 
Housing 

(per unit)

Golf 
Cottages 

(per SF)

County $    16,870 $    21,910 $   129
Project

Low $    16,870 $    32,870 $   129
Moderate $    22,170 $    36,160 $   136
High $    26,970 $    39,770 $   149

Table 16. Project’s Estimated Taxable Values

Sources: Martin County Property Appraiser; Martin County 2022 Final Tax 
Roll; Three Lakes Golf Club, LLC; GAI Consultants. Notes: Detailed tables on 
the comparable properties can be located in the Case Studies section. FTE 

Persons

Total 
Taxable 

Value (000s)

Value per 
FTE

County 160,000 $     274,980 $       1,720
Project

Low 136 $       31,390 $  230,480
Moderate 136 $       38,370 $  281,750
High 136 $       45,280 $  332,460

Table 17. Project’s Estimated Taxable Values

Sources: Martin County Property Appraiser; Martin County 2022 Final 
Tax Roll; Three Lakes Golf Club, LLC; GAI Consultants.

CAPITAL REQUIREMENTS
GAI’s approach to fiscal impact analyses also 
includes a relatively conservative approach 
to estimating capital requirements for new 
development. This approach also excludes any 
existing capacity in capital infrastructure by 
assuming new FTE population would require 
the same level of capital spending to replace 
everything the County has constructed. This 
method takes all capital assets at original 
costs and escalates them to 2023 dollars, as 
illustrated below (see Table 18).

Both market forces and Florida Tax Law suggests 
that the significant gap created in taxable 
values per capita or FTE from new development 
compared with existing averages is a strong 
factor in positive fiscal impact from new 
development. In addition, this gap can be even 
more pronounced within areas of redevelopment 
where existing conditions are driven by both age 
and a relatively depressed market. 

It is important to exclude existing deficiencies 
in calculating capital costs since this would 
impose an unfair burden on new households. 
In part, to the degree there are differences, 
these would be addressed by impact fees 
which can only apply to new development and 
capital.

The Project, as proposed, is expected to 
contribute a significantly higher ratio of property 
value per FTE compared with the existing County 
average (see Table 17). Under the premise that 
existing households would require no more 
or no less operating and capital needs than 
those proposed for the Project, this observed 
relationship between property value and year-
built implies a significant positive fiscal impact 
from the newly developed property. 

Image source: Hobe Sound Golf ClubImage source: Hobe Sound Golf Club
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Based on replacing all capital assets in current 
dollars, new FTEs would be expected to generate 
capital needs of $14,245 per FTE. Table 19 below 
illustrates the Project’s estimated annual capital 
expense at full build-out. To note, total impact 
fees were estimated by applying the Project’s 
development program to average rates as 
provided in the County’s impact fee schedule, 
effective June 2016.

Net capital requirements after deduction of 
impact fees paid to the County results in a net 
capital requirement of $3,870 per FTE. Assuming 
debt service over 30 years, a 4.0% interest results 
in an annual impact of $228 per FTE, which has 
been accounted for in the operating and capital 
costs previously detailed in Table 15. 

OTHER MAJOR FISCAL 
CONSIDERATIONS
Regardless of the fiscal scenario embraced  
for policy purposes, the Project generates 
positive levels of receipts, assuming the Client’s 
representations are achieved in approximately 
the time frames estimated or described. Certain 
resources are exclusively available for the 

Per FTE Total
Capital Needs $  14,245 $  1,940,000
(less) Total Impact 
Fees(1) (2,860) (1,412,560)

Net Required Capital       3,870 527,440
Annual P&I 

(30 years, 4.0%) $      228 $       31,000

Table 19. Calculation of the Project’s Annual 
Capital Expense

Sources: Martin County FY 2022 CAFR. Note: (1) Total Impact Fees for the 
Project were estimated. Totals may not add due to rounding.

County’s use to offset its costs of operations 
and debt as these were documented in this 
Analysis. However, noting that the bulk of the 
Analysis centers on the County’s own direct and 
controllable costs and receipts, the Project will 
also generate significant levels of property tax 
revenues for other related units of government, 
largely separate from the County. These are 
additional resources not otherwise addressed 
in this Analysis but are relevant to a broader 
policy deliberation addressing this and other 
new development. 

While the detailed fiscal impact does not 
extend the cost of services for these related 
bodies, these costs will likely be modest at the 
margin, certainly relative to the gain in receipts. 
For example, it is notable that an estimated 
$188,000 to $271,000 will be available for use 
by the Martin County School Board itself on an 
annual basis going forward, and the Project also 
has limited need for school services. 

The table on the following page illustrates what 
annual total (gross) ad valorem receipts are 
for all currently recognized millages for each 
respective taxing authority in Martin County, 
without regard to other potential receipts or 
any corresponding cost of services. Viewed 
in the aggregate, this information is a limited 
characterization of the resources created by the 
Project’s full build-out (see Table 20).

As a reminder, this fiscal impact analysis is 
based on 2023 dollars allowing the output to 
be manipulated or adjusted for a period(s) 
different than that described. While the 
economic benefits for this Project are 
substantial, it is apparent that the County’s 
fiscal benefits are significant.

Capital Assets Net Depreciation Gross 2023 Dollars
Land and Right-Of-Way $          228,480 $                       – $          228,480 $          456,960
Infrastructure – – – –
Construction 107,360 – 107,360 107,360
Buildings and Capital 422,950 (668,380) 1,091,330 2,251,000

Total Net Capital Assets $          758,790 $        (668,380) $       1,427,170 $       2,815,310

Capital Per FTE $              2,680 $       (4,230) $              6,910 $            14,245

Table 18. General Government Capital Assets at Cost in 2023 Dollars (in thousands)

Sources: Martin County FY 2022 CAFR. Note: GAI Consultants converted the values to 2023 dollars.



Millage Rate(1)
Ad Valorem Receipts at Full Build-Out

Low Moderate High
County General 6.5559 $          210,000 $          250,000 $          300,000
County MSTUs(2,3) 3.4078 107,000 131,000 154,000

Subtotal 9.9637 $           317,000 $           381,000 $           454,000

District 3 MSTU 0.0460 $               1,400 $               1,800 $               2,100
School Board(4) 5.9880 188,000 230,000 271,000
Children Services 0.3618 11,000 14,000 16,000
South FL Water Mgmt. District(5) 0.2301 7,000 9,000 10,000
FL Inland Navigation District 0.0320 1,000 1,200 1,400

Subtotal 6.6579 $           208,400 $           256,000 $           300,500

Total 16.6216 $          525,400 $          637,000 $          754,500
Sources: Martin County FY 2022 CAFR; Martin County Property Appraiser; GAI Consultants. Notes: Totals may not add due to rounding. (1) Rate per $1,000 of 
Taxable Value by Municipality. (2) Reflects Municipal Service Taxing Units (“MSTUs”). (3) Includes Fire Rescue, Parks & Recreation, and Stormwater MSTUs. (4) 
Includes Local Board and State Law. (5) Includes South Florida Water Management District for Basin, Everglades Construction, and overall District millage rates. 

Table 20. Calculation of the Project’s Annual Total (Gross) Ad Valorem Receipts

Image source: McArthur Golf ClubImage source: McArthur Golf Club
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Clyde Dulin

From: Paul Schilling
Sent: Thursday, December 14, 2023 4:12 PM
To: Clyde Dulin; Chelsea Love
Subject: FW: Martin County 23-04ESR Proposed

 
 
Paul Schilling 
Director 
Growth Management Department 
Martin County Board of County Commissioners 
772-288-5473  
 

From: Plan_Review <Plan.Review@dep.state.fl.us>  
Sent: Thursday, December 14, 2023 4:06 PM 
To: Paul Schilling <pschilli@martin.fl.us>; DCPexternalagencycomments 
<dcpexternalagencycomments@deo.myflorida.com> 
Cc: Plan_Review <Plan.Review@dep.state.fl.us> 
Subject: Martin County 23‐04ESR Proposed 
 

 
To:  Paul Schilling, Growth Management Department Director 
  
Re:  Martin County 23-04ESR – Expedited State Review of Proposed Comprehensive Plan Amendment 
 
The Office of Intergovernmental Programs of the Florida Department of Environmental Protection 
(Department) has reviewed the above-referenced amendment package under the provisions of Chapter 163, 
Florida Statutes. The Department conducted a detailed review that focused on potential adverse impacts to 
important state resources and facilities, specifically: air and water pollution; wetlands and other surface waters 
of the state; federal and state-owned lands and interest in lands, including state parks, greenways and trails, 
conservation easements; solid waste; and water and wastewater treatment. 
  
Based on our review of the submitted amendment package, the Department has found no provision that, if 
adopted, would result in adverse impacts to important state resources subject to the Department’s jurisdiction.  
  
Please submit all future amendments by email to Plan.Review@FloridaDEP.gov. If your submittal is too large 
to send via email or if you need other assistance, contact Lindsay Weaver at (850) 717-9037. 
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Clyde Dulin

From: Paul Schilling
Sent: Thursday, December 14, 2023 4:57 PM
To: Clyde Dulin; Chelsea Love
Subject: FW: Martin County 23-4ESR - FDOT District Four Review

 
 
Paul Schilling 
Director 
Growth Management Department 
Martin County Board of County Commissioners 
772-288-5473  
 

From: Hymowitz, Larry <Larry.Hymowitz@dot.state.fl.us>  
Sent: Thursday, December 14, 2023 4:44 PM 
To: DCPexternalagencycomments <DCPexternalagencycomments@deo.myflorida.com>; Paul Schilling 
<pschilli@martin.fl.us> 
Cc: Walia, Kent <Kent.Walia@dot.state.fl.us>; Harari, Laurie <Laurie.Harari@dot.state.fl.us> 
Subject: Martin County 23‐4ESR ‐ FDOT District Four Review 
 

 
I am writing to advise you that the Department will not be issuing comments for the proposed Martin County 
Comprehensive Plan amendment with DEO reference number 23‐4ESR relating to the Three Lakes Golf Club.   
  
The Department requests an electronic copy of all adopted comprehensive plan amendment materials, including graphic 
and textual materials and support documents. 
  
Thank you. 
 
 
 

 
	
Together	our	actions	have	the	power	to	save	lives!	

       
 



 
 
 
 
 
 
 
 
 
 

 
 
 
 

December 12, 2023 
 

 
VIA EMAIL (pschilli@martin.fl.us) 
 
Martin County 
Paul Schilling 
2401 S.E. Monterey Road 
Stuart, Florida 34996 
 
Re: Amendment Package Reference Number: Martin County # 23-04ESR 
  
 
Dear Mr. Schilling, 
   
The Florida Department of Agriculture and Consumer Services (the “Department”) received 
the above-referenced proposed comprehensive plan amendment on November 15, 2023. The 
Department has reviewed the proposed amendment pursuant to Section 163.3184, Florida 
Statutes, for any adverse impacts to important state resources or facilities related to 
agriculture, forestry, and aquaculture issues. 
 
The Department has no comments on the above-referenced proposed comprehensive plan 
amendment as presented. 
 
Please contact me at CompPlans@FDACS.gov if you have any questions. 
 

 
Sincerely, 
 
 
Steven Hall 
Assistant Deputy Commissioner 
 

 
cc: Florida Department of Economic Opportunity 
 (SLPA #:  Martin County # 23-04ESR) 
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Clyde Dulin

From: Paul Schilling
Sent: Friday, December 8, 2023 10:32 AM
To: Clyde Dulin; Chelsea Love
Subject: FW: FWC's Comments on Martin County 23-04ESR (Three Lakes Golf Club, CPA 22-11)

 
 
Paul Schilling 
Director 
Growth Management Department 
Martin County Board of County Commissioners 
772-288-5473  
 

From: Irving, Robert <Robert.Irving@MyFWC.com>  
Sent: Friday, December 8, 2023 10:14 AM 
To: Paul Schilling <pschilli@martin.fl.us> 
Cc: Conservation Planning Services <conservationplanningservices@MyFWC.com>; 
'DCPexternalagencycomments@deo.myflorida.com' <DCPexternalagencycomments@deo.myflorida.com>; Schad, 
Morgan <Morgan.Schad@MyFWC.com> 
Subject: FWC's Comments on Martin County 23‐04ESR (Three Lakes Golf Club, CPA 22‐11) 
 

 
Dear Mr. Schilling: 
 
Florida Fish and Wildlife Conservation Commission (FWC) staff received your request for review of the 
proposed comprehensive plan amendment.   We have no comments, recommendations, or objections related to 
listed species and their habitat or other fish and wildlife resources to offer on this amendment.  While there are 
no objections to the amendment, the following general technical assistance information is provided to assist the 
applicant and the county when considering the potential for impacts to state-listed species.  FWC staff strongly 
recommends early planning coordination meetings if impacts to state-listed species and their habitat are 
expected.  To schedule a coordination meeting, please contact our office by email at 
ConservationPlanningServices@MyFWC.com and staff will be happy to meet with the applicant, county, or 
Department of Economic Opportunity staff. 
 

If on-site wildlife surveys have not yet been conducted, they are considered as the most reliable method for 
determining the presence of listed species or potential habitat.  Species-specific surveys are time sensitive and 
are best conducted by trained wildlife biologists with recent documented experience.  Species-specific survey 
protocols approved by the U.S. Fish and Wildlife Service (USFWS) and the FWC are provided in the Florida 
Wildlife Conservation Guide at https://myfwc.com/conservation/value/fwcg/ or in the FWC Species 
Conservation Measures and Permitting Guidelines available at 
https://myfwc.com/wildlifehabitats/wildlife/species-guidelines/.    
  
There are several public data sources and online tools available that may be useful during preliminary reviews 
before conducting field surveys.  For example, the Florida Natural Areas Inventory (FNAI) Biodiversity Matrix 
Map Server (https://www.fnai.org/biointro.cfm) which provides access to rare species occurrence information 
statewide, FWC Gopher Tortoise Permit Map (https://public.myfwc.com/maps/gtmapping/gtpermitmap.html), 
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and the USFWS’s Information for Planning and Consultation (IPaC) system (https://ecos.fws.gov/ipac/).  
Natural resource mapping data downloads, including listed species data, are available at 
https://geodata.myfwc.com/pages/upland and the Florida Geographic Data Library at 
https://www.fgdl.org/metadataexplorer/explorer.jsp.    
   
The liability to not impact or cause “take” of listed species, migratory wildlife, and other regulated species of 
wildlife is the responsibility of the applicant or developer associated with this site.  Any interested party can 
refer to the Florida Administrative Code, 68A-27 for definitions of “take” and a list of species.  If state-listed 
species are observed on-site, FWC staff are available to provide decision support information or assist in 
obtaining the appropriate permits.  If federally-designated Critical Habitat or federally listed species 
are  present, please contact the appropriate regional USFWS Ecological Service Office 
(https://www.fws.gov/offices/Directory/ListOffices.cfm?statecode=12).   
 
FWC staff appreciate the opportunity to review this project.  Please send any requests for further information to 
ConservationPlanningServices@MyFWC.com.  
  
Sincerely,  
 
Robert Irving 
Land Use Planning Program Supervisor 
Office of Conservation Planning Services 
Florida Fish and Wildlife Conservation Commission 
Phone: (850) 354-3578 
 
Martin County_23-04ESR_57506 
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November 15, 2023 
 
RESPONSE VIA EMAIL ONLY 
 
Mr. Paul Schilling, Director 
Martin County 
Growth Management Department 
2401 S.E. Monterey Road 
Stuart, Florida 34996 
 
Dear Mr. Schilling: 
 
Thank you for submitting Martin County’s proposed comprehensive plan amendment for our review 
pursuant to the Expedited State Review process.  The reference number for this amendment package is 23-
04ESR.  
              
The proposed submission package will be reviewed pursuant to Section 163.3184(3), Florida Statutes.  Once 
the review is underway, you may be asked to provide additional supporting documentation by the review team 
to ensure a thorough review.  You will receive the Department’s Comment Letter no later than December 14, 
2023. 
 
Pursuant to 163.3184(3)(c)1. If the local government fails, within 180 days after receipt of agency comments, 
to hold the second public hearing, the amendments shall be deemed withdrawn unless extended by agreement 
with notice to the state land planning agency and any affected person that provided comments on the 
amendment.  
 
Pursuant to 163.3184(3)(c)2. All comprehensive plan amendments adopted by the governing body, along with 
the supporting data and analysis, shall be transmitted within 10 working days after the second public hearing 
to the state land planning agency and any other agency or local government that provided timely comments 
under subparagraph (b)2. 
 
If you have any questions please contact Donna Harris, Plan Processor at (850) 717-8491 or Yazmin Valdez, 
Regional Planning Administrator, who will be overseeing the review of the amendments, at (850)717-8524. 
 
 Sincerely, 
 
 
 
 Barbara Powell, Deputy Bureau Chief 
      Bureau of Community Planning and Growth 
 
BP/dh 
 
cc: External Agencies
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TREASURE COAST REGIONAL PLANNING COUNCIL 

 
M E M O R A N D U M 

 
 
To: Council Members                AGENDA ITEM 4B6        

                         
From: Staff 
 
Date: December 8, 2023   
 
Subject:  Local Government Comprehensive Plan Review 
 Draft Amendment to the Martin County Comprehensive Plan 
 Amendment No. 23-04ESR 
 
Introduction 
 
The Community Planning Act, Chapter 163, Florida Statutes, authorizes the regional planning 
council to review local government comprehensive plan amendments prior to their adoption. The 
regional planning council review and comments are limited to adverse effects on regional 
resources or facilities identified in the Strategic Regional Policy Plan (SRPP) and 
extrajurisdictional impacts that would be inconsistent with the comprehensive plan of any 
affected local government within the region. Council must provide any comments to the local 
government within 30 days of the receipt of the proposed amendments and must also send a copy 
of any comments to the state land planning agency. 
  
The amendment package from Martin County was received on November 14, 2023 and contains 
one Future Land Use Map (FLUM) amendment to the County’s comprehensive plan. This report 
includes a summary of the proposed amendment and Council comments.  
 
Summary of Proposed Amendment 
 
The proposed amendment changes the future land use designation on ± 1,216 acres from 
Agricultural, which allows up to one dwelling unit per 20 acres, to Rural Lifestyle, which allows 
one dwelling unit per 20 acres to be developed and extension of the utilities. The subject 
property is located on both the east and west sides of SW Kanner Highway and the north side of 
SW Bridge Road, east of the Okeechobee Waterway, south of SW 96th Street and west of Pratt 
Whitney Road. Adjacent land use designations include Agricultural to the north, south, and east; 
and Agricultural Ranchette beyond the Okeechobee Waterway to the west.  
 
The application materials indicate the site was previously owned and used as a family retreat, a 
hunting preserve, and tree farm. Currently, golf course construction is proceeding consistent with 
the Agricultural future land use designation. The Rural Lifestyle future land use designation is 
being sought to permit golf course clubhouse facilities and ancillary uses that cannot otherwise 
be permitted with a standard well and septic tank. The golf element includes two clubhouse 
facilities, swim and spa club, performance center buildings, golf cottages and employee 
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dormitories, which require connection to Martin County water and sewer lines that are located 
adjacent to the subject property. Additionally, the applicant has indicated that the proposed 
amendment is not intended to increase density or construct homes.  
 
The County staff report indicates that no loss of agriculture will occur on lands immediately west 
of the St. Lucie Canal (Okeechobee Waterway) that have been developed with homes. Industrial 
development is occurring across SW Kanner Highway from a portion of the subject site. 
Agricultural lands to the south are separated from the subject site by SW Bridge Road. The 
minimum 70 percent open space and the density limits of the Rural Lifestyle future land use 
designation will limit the impact on adjacent agricultural areas. The County staff report indicates 
that the proposed future land use will not result in a loss of public open space and may require 
the preservation of substantially more private open space than the Agricultural future land use 
designation. Golf course construction, permitted under the Agricultural future land use 
designation, has eliminated the silviculture and passive agricultural activities that were occurring 
onsite and may be permitted on adjacent Agricultural lands.   
 
The site is outside the Primary and Secondary Urban Service Districts, adjacent to a Freestanding 
Urban Service District. The text of the Rural Lifestyle future land use designation permits the 
extension of potable water and sanitary sewer service with all costs associated with the 
extension, ongoing service, and maintenance of utility services to the site, required to be paid by 
the Planned Unit Development. The staff report states that there is adequate capacity for water, 
sewer, transportation, fire and public safety, schools, and parks/recreation facilities for the 
proposed amendment. 
 
Regional Impacts 
 
No adverse effects on regional resources or facilities have been identified. 
 
Extrajurisdictional Impacts 
 
Council requested comments from local governments and organizations expressing an interest in 
reviewing the proposed amendment on November 14, 2023. No extrajurisdictional impacts have 
been identified.  
 
Conclusion 
 
No adverse effects on regional resources or facilities and no extrajurisdictional impacts have 
been identified.  
 
Recommendation 
 
Council should approve this report and authorize its transmittal to Martin County and 
FloridaCommerce.  
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Council Action – December 15, 2023 
 
 
 
 
Attachments 



 
List of Exhibits 

 

 
  

Exhibit  

1 General Location Map 
2 Aerial Location Map  
3 Existing Future Land Use Map 
4 Proposed Future Land Use Map  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  



  

E
xhibit 1 

G
eneral L

ocation M
ap   

 
 

 

Three Lakes  
Amendment 

 



 

 

Exhibit 2 
Aerial Location Map   

 

 
 
 
 



  

E
xhibit 3 

E
xisting Future L

and U
se M

ap   
 

 
 

 

Agricultural 
Agricultural 



  

E
xhibit 4 

Proposed Future L
and U

se M
ap   

 

 

Rural 
Lifestyle 

Rural 
Lifestyle 




















	1_Letter
	2_Staff Report
	PROPOSED AMENDMENT TO THE
	MARTIN COUNTY COMPREHENSIVE PLAN

	3_Plan Policies
	4_Traffic Memo CPA 22-11 Three Lakes Golf Club
	5_School_Impact_Letter_CPA 22-11 Three Lakes Golf Club PUD FLUM
	School_Impact_Letter_CPA 22-11 Three Lakes Golf Club PUD FLUM
	Martin County School District General School Capacity Analysis
	Student Generation Calculation:


	School Worksheet

	6_Utilities CPA 22-11 Three Lakes Golf Club Rnd 3 Draft_ (002)
	7_Application Materials
	8_ Agency Comments
	Martin County 23-04ESR Ack ltr.pdf
	Martin County 23-04ESR ltr
	Pages from Martin County 23-04ESR


	9_Ordinance_1219
	Exhibit A, Legal Description

	10_2024_0202_CPA 22-11_Tearsheet

	Date: May 3, 2022
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