
Kanner CPUD
It’s not about Costco

18 pump fueling station

398 apartments

Strip mall

Fast food drive through

2 out parcel restaurants



History of the Site

Site contains four parcels of land
▪ 19.72 acres purchased by Nehme Holdings 

purchased from South Florida Water Management 
District for $1,700,000 in Nov. 2015

▪ 4.2 acers purchased by Nehme Holdings from Paul 
Smith for $900,000 in July 2010

▪ 7.4 acres purchased by Nehme Holdings from 
Stanley Smith Trust for $1,684.600 July 2010

▪ 17.21 acres purchased by Willoughby Group from 
Paul Smith for $5,726,300 in August 2007



Current Land Use

Low Density Residential (County)



Current Zoning 

Application to Rezone Real Property 

▪ Current Land Use: Low Density (Martin County)

▪ Proposed Land Use: Commercial

▪ Site Area / Acreage: 29.23 ac

Does not match with current project

▪ Proposed Land Use Neighborhood/Special District

▪ Site Area +-49 acres







This is not about Property Rights!

▪ Nehme Holdings and the Willoughby Group 
were aware of the Future Land Use of low 
density when they purchased the land.

▪ Just because of annexation, they do not have 
the right to build this.

▪ It is not the City’s responsibility to ensure 
maximum ROI to the landowner or developer.



NOTE: The 4th parcel 
is marked as 

Conservation.

This map is from the December 12, 2016, City of Stuart 
Commission meeting agenda.

3 of the 4 parcels of 
land were annexed in 

December 2016.  



What is Neighborhood / 
Special District?

Goal Statement 1.F Comprehensive Plan
The future land use goal for the Neighborhood/Special District 
category is to promote infill and redevelopment efforts; allow for 
the creation of traditional neighborhood developments (TNDs); 
lessen the need for vehicular trips; deter urban sprawl; and 
encourage the development of mixed-use developments.

1.Site was annexed, it is not infill. 
2.Site has not been developed; it is not redevelopment effort.
3.Project does not create a neighborhood.
4.A destination big box store is car dependent.
5.The land is surrounded by county land – looks like urban sprawl.



Neighborhood / Special District Policy

Policy F1.2. Mixed-use development within the Neighborhood/Special 
District category shall integrate distinct uses together in order to create 
a functioning, multifaceted type of development. Integration is defined 
as the combination of distinct uses on a single site where impacts from 
differing uses are mitigated through urban design techniques and where 
differing uses are expected to benefit from the close immediate 
proximity of complementary uses. This may include horizontal and 
vertical integration.

Policy F1.4. Large expanses of parking area discourage neighborhood 
scale and pedestrian friendliness. Therefore, where possible, 
development shall include smaller scattered parking lots of "nodes" that 
are approximately located such that the massing or "bunching" of 
parking into large expanses of parking area is prevented.



Designation of Planned Unit 
Development - 2.07.00 LDR

▪ A PUD of any type is not a typical zoning.  Meeting specific criteria is not the 
issue.  A PUD is a “gratuity” from the approval agency and allows flexibility 
(deviation) from standard zoning restrictions

▪ A PUD should provide a variety of natural features and scenic areas, efficient 
and economical land use, improved amenities, orderly and economical 
development and the protection of adjacent existing and future 
development. (2.07.00A)

▪ A typical PUD will include principal and accessory uses and structures 
substantially related to the character of the development itself and to the 
surrounding area of which it is a part. (2.07.00B)

PUDs are used to enhance a site – NOT to avoid zoning 
requirements as the Kanner CPUD does



Avoiding Density Rules with CPUD

▪ CPUD Residential density is calculated using gross acreage (398/48.99ac = 
8.1 upa)

▪ Residential Zoning density is calculated using net acreage 
(398/14.70ac=27upa)

The net density of a project shall be computed by dividing the 
total number of units to be constructed by the net residential 
acreage of the parcel. The net residential acreage of a parcel 

shall be the acreage devoted to residential lots, rights-of-way, 
common areas, landscape buffers and retention areas and 

protected environmentally sensitive areas. 



Neighborhood Stability

▪ Comprehensive Plan Objective 6A 
Established residential neighborhoods shall be protected 
from the intrusion of competing intense uses through 
adherence to the Future Land Use Map, densities and 
intensities established in the Future Land Use Element, 
implementation of the City's Land Development 
Regulations, and control of traffic and access for the 
protection of the established residential uses.

▪ Policy A6.3b. Future neighborhood commercial 
development that reduces vehicular trips shall be 
compatible in size, style, architecture, and materials to 
surrounding residential buildings.



CPUD and the City of Stuart Land 
Development Code

2.07.00 E.2.a states that:

any and all uses set forth in the present zoning 
classification of R-1A, R-1< R-3, B-1, B-2, B-3 and 
B-4 inclusive, providing such uses are compatible 
with uses on adjacent property as determine by 
the city commission.





Characteristics of Kanner between 
Monterey and Indian Street

Non-residential

▪ Gas stations at each 
intersection

▪ Fast food connected 
to intersection

▪ Medical offices

▪ High School

▪ Law offices

▪ Yacht Broker

Residential
▪ de la Bahia

▪ Hideaway Place

▪ Cabana Point

▪ Watercress Way

▪ 2Waterview Cottages

▪ Riverland

▪ Bridgeview (approved)



CPUD and the City of Stuarts Land 
Development Code

2.07.00 E.2b Residential uses which are 
designed to be compatible with the adjacent 
commercial uses. 

▪ Costco target customer is high-income households of 3 + 
persons.

▪ Apartment dwellers are not a target Costco customer.

▪ Costco is a membership-based store and is not available to 
the general public.



CPUD and the City of Stuarts Land 
Development Code

2.07.00 E1c Commercial residential uses such as apartments, 
hotels and resorts provided said uses do not compromise more 
than 30 percent of the development site excluding the open 
space, natural vegetation area and wetlands.

Total Site Area 48.99 ac

Minus open space and natural 
vegetation (25%)

-12.25 ac
36.75 ac

Minus wetlands -7.16  ac
29.59 ac

30% of development site 
excluding the open space, 
natural vegetation area and 
wetlands

8.877 ac 

KANNER CPUD residential is 14.70 ac which is 30% of Total Site Area



CPUD Standards

2.07.00 E3b

“In the event that less than 25 percent of the 
CPUD is comprised of native vegetation area, 
then all EXISTING native vegetation area shall be 
maintained as part of the required open space.”

ALL native vegetation will be destroyed 
except the Oak trees along Willoughby.



Tree Mitigation Credit 

▪ SFWM requires ½ inch dry pretreatment areas.

▪ Credit request is based on decision to use dry retention areas 
for nitrogen and phosphorous removal.

▪ Using dry retention areas reduces the amount of landfill 
available to fill the wetlands therefore developer wants credit 
to offset loss.

▪ Developer is not going “above and beyond” as they are meeting 
the ½ inch dry pretreatment areas with the dry retention areas.

Developer asking for $500,000 credit from the City



Environmental Impact

5.59 acres of wetlands destroyed
“impacts to wetlands and other surface waters could not be 
reduced or eliminated in any scenario die to the large size 
of the proposed warehouse-style retail store and fueling 
station”.

Upland Pine Flatwoods and Scrub Pine Forest destroyed.

Wildlife displaced
▪ Birds: boat-tail grackle, blue jay, cardinal, mockingbird, 

owls, woodpeckers, ducks, turkeys
▪ Mammals such as bobcats, squirls, raccoons, possums, 
▪ Snakes, soft shell turtles, alligators 
▪ Gopher Tortoises (threatened species)



Traffic Impact

▪ Destination wholesale store will attract customers from Vero 
Beach to Jupiter.

▪ Not included in submitted and accepted traffic study:
▪ Approved 212 unit apartment complex at Indian and 

Kanner (Bridgeview).
▪ Approved 172 Units at Central Parkway (Central Park Lofts).
▪ School traffic during non-COVID school year.

▪ New connector road will impact intersection of Willoughby and 
Monterey.



Traffic – Safety Concerns

▪ Kanner Highway is an evacuation route.

▪ MCHS is a hurricane shelter.

▪ Fire station south of Indian on Kanner already congested and 
often blocked during rush hour traffic.

▪ Student safety walking/biking/driving to and from school on 
both Kanner Highway and Willoughby Boulevard.

▪ No deceleration lane to South bound entrance (proposed 
truck entrance).



Does the City of Stuart need continued 
development of apartments / condos?

1,022 units under construction | 2,202 approved units  | 622 units under review

The statement of any percentage of 
“attainable” condos or apartments is a sound 

byte to sell the LPA and Commission on a 
development. None presented on this list are 

“attainable” to the average Stuart renter.



Inconsistencies

SFWMD Conceptual Permit 

#43-103195-P

▪ Submitted with project 

▪ But only for 32.61 acres

No new conceptual permit 
has been requested.



Inconsistencies

LPA requested a School Concurrency Report. The 
response was none was needed as this was a 
Master Site Plan not a Final Site Plan.

▪ “The analysis today indicates that currently the 
enrollment projections show available capacity within the 
3-year time frame at the middle school level only.”

Neither offered the report at the LPA meeting.

▪ The applicant and Staff were aware of a General 
School Capacity Analysis dated 2/12/2021. 





Evolution of the Kanner CPUD

▪ Annexation initiated 07/21/2016

It was stated at the LPA meeting by the developer 
that they had no information nor were aware of a 
designated land use prior to this request.



Land Use Questions
As part of 12/12/2016 annexation 

request to City of Stuart



Land Use Questions
As part of 12/12/2016 annexation 

request to City of Stuart



Land Use Questions
As part of 12/12/2016 annexation request to City of Stuart



Evolution of the CPUD
10/11/2017 - Email between City Staff about Costco 
developing in the City of Stuart



Evolution of the CPUD
10/11/2017 – Response to email between City Staff 
about Costco developing in the City of Stuart



Evolution of the CPUD
10/11/2017 – Response to email between City Staff 
about Costco developing in the City of Stuart (cont)



Evolution of the CPUD
05/09/2018 – When asked of a City Commissioner



Evolution of the CPUD

01/17/2019 – LPA

▪ 29.3 acres – Costco only

▪ Pulled by the developer – request to be continued

01/28/2019 – City  Commission

▪ 29.3 acres – Costco only

▪ Pulled by the developer – request to be continued



Land Use Questions

The developer and the City of Stuart has been 
working to secure this deal long before it came 
before the LPA on 04/29/2021.



“But Costco will bring much needed fees 
and revenue to Stuart...”

Then why are we helping a developer avoid 
the projected $600,000 fee to remove trees? 

Isn’t that their cost of doing business?



“But Costco will bring much needed fees 
and revenue to Stuart...”

The fee would be adjusted based on 
the application of the FLU.



City Staff actively worked to find a way to find a 
loophole to apply the Future Land Use while 

simultaneously looked for a way to avoid fees. 

Is it the job of City Staff to 
make a project affordable or 
profitable for a developer?



Tax dollars are paying for City Staff to be 
ad hoc staff for the developer



Tax dollars are paying for City Staff to be ad hoc 
staff for the developer – the response

Is either of these 
parties the City of 

Stuart or its residents?



And then the taxpayer supported ad hoc 
staff sends the information to the developer



On the 4/29 LPA agenda, City Staff presented 
two emails of support only. Yet, this was 

documented prior to the LPA.

NOTE: regarding emails to City Staff & Commission, majority of 
the approvals for Costco were submitted before the 

announcement of the residential parcel being included.



Perceived lack of objectivity while soliciting emails 
to other Commissioners creates an 
Appearance of Conflict of Interest

Why were no 
questions asked 
of those who 
object to the 
placement of this 
CPUD if they were 
involved and/or 
thanked for their 
involvement?



Why were no emails sent to those saying 
“no” to the project asking for their friends to 

send emails to the Commissioners?









What Each Commissioner must answer

▪ Does this project meet the definition of  
Neighborhood/Special District?

▪ Is this CPUD compatible with adjacent property?

▪ Does this CPUD enhance the surrounding 
neighborhoods?

▪ Does this CPUD provide benefits or amenities to the 
community?

▪ Are the integrated parts of the CPUD compatible with 
one another?



Costco at What Cost?

▪ Lost Opportunity Cost

▪ Legacy Cost

▪ Environmental Impact

▪ Quality of life of existing residents

▪ Neighborhood stability of existing neighborhoods



Is this 
the BEST

we can do for 
STUART?


