
Tuesday, November 7, 2023

6:00 PM

City of Port St. Lucie
121 SW Port St. Lucie Blvd.

Port St. Lucie, Florida 34984

Meeting Agenda

*Request to Table Item 8A and 8E*

Council Chambers, City Hall

Planning and Zoning Board

Deborah Beutel, Chair, Term 2 Expires 6/21/25

Alfreda Wooten, Vice Chair, Term 2 Expires 5/28/27

Carol Taylor-Moore, Secretary, Term 1 Expires 9/27/25

Peter Previte, At-Large, Term 1 Expires 7/12/25

Roberta Briney, At-Large, Term 1 Expires 7/12/25

Eric Reikenis, At-Large, Term 1 Expires 11/1/26

Melody Creese, Alternate, Term 1 Expires 11/1/26

Peter Louis Spatara, Alternate, Term 1 Expires 5/8/2027

Please visit www.cityofpsl.com/tv for new public comment options.
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Planning and Zoning Board Meeting Agenda November 7, 2023

1. Meeting Called to Order

2. Roll Call

3. Determination of a Quorum

4. Pledge of Allegiance

5. Approval of Minutes

5.a Approval of Minutes - October 3, 2023 2023-1016

6. Consent Agenda

7. Public Hearings - Non Quasi-Judicial

7.a P23-182 City of Port St. Lucie - Large Scale Comprehensive 

Plan Text Amendment to the Transportation Element - 

Mobility 

This is a City initiated large scale text amendment to the Transportation 

Element of the City Comprehensive Plan to add a goal, objectives and 

policies regarding the implementation of the 2045 Mobility Plan.  

2023-1019

7.b P23-187 A City Initiated Text Amendment to Title XI - 

Business Regulations, Chapter 110.02  

 This is a request to amend Section 110.02 ‘Proximity to religious 

institution or school’.

2023-1022

7.c P23-134 Toscana SLC, LLC - Small-Scale Comprehensive Plan 

Amendment     

Location: 9871 S US Highway 1, south of Lyngate Drive and on the west 

side of US Highway 1

Legal Description: Second Replat of Tract E South Port St Lucie Unit 15, 

Tract 3.

This is a request to change the future land use designation of a 1.55 

acres property from High Density Residential/General Commercial/Open 

Space-Conservation (RH/CG/OSC) to High Density Residential/Service 

Commercial (RH/CS).

2023-1018

8. Public Hearing - Quasi-Judicial
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Planning and Zoning Board Meeting Agenda November 7, 2023

8.a P23-130 Chick-Fil-A @ SLW - Variance  

Location: 1611 NW St. Lucie West Boulevard.

Legal Description: Parcel I: Lot 1, St. Lucie West Plat No. 194, According 

to The Map or Plat Thereof, As Recorded in Plat Book 73, Pages 19 And 

20, of The Public Records of St. Lucie County, Florida.  

Parcel II: Together With Those Certain Non-Exclusive Easements 

Contained in That Certain Access Easement Agreement by And Between 

Bank of America, National Association and RG SLW, LLC, Recorded in 

Official Records Book 4136, Page 1291, of The Public Records of St. 

Lucie County, Florida.

This is a request to grant a variance of a reduction in the required 

parking spaces to allow for an addition of a second lane to the existing 

queuing drive-through lane.

2023-1021

8.b P23-133 Saint Lucy Properties, LLC. -  The Malachi Academy - 

Special Exception Use (Application Withdrawn)  

Location: On the south side of NW University Boulevard, west of the 

roundabout on NW California Boulevard and east of Piazza Drive.

Legal Description: University Park, St. Lucie West Plat No. 143, second 

replat in Parcel 21D, Lot 7

This is a request for a special exception use to allow a private school.

2023-1040

8.c P23-149 Omega Baptist Church of Pentecost Inc. - Rezoning

Location: East of Port St. Lucie Boulevard., between SW Aster Rd. & SW 

Greco Ln.

Legal Description: Port St. Lucie, Sec. 5, Blk. 1662, Lots 9, 10, 11, 15, & 

16

This is a request to rezone the property from Institutional to Professional 

Zoning.

2023-898

8.d P23-162 Scarcella, Mirko - Variance  

 Location: 1856 SW Kimberly Ave

Legal Description: Port St. Lucie Section 20, Block 314, Lot 8

This is a request for a variance of 3.4 feet to allow a 6.6-foot side yard 

setback for an existing outdoor kitchen and barbecue.

2023-1017

8.e P23-170 Western Grove DRI - 4th Amendment - Map H 

Amendment  

Location:  The property is generally located south of the future extension 

of Crosstown Parkway, north of the future extension of SW Discovery 

Way, east of Range Line Road and west of SW Community Boulevard.

Legal Description: A parcel of land lying in Sections 5, 6, 7, 8, 17 and 18, 

Township 37 South, Range 39 East.

This is an application for the 4th Amendment to the Western Grove DRI 

to modify Map H, the master development plan.  

2023-1020
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Planning and Zoning Board Meeting Agenda November 7, 2023

8.f P23-177 2300 Veterans Highway, LLC. - Rezoning 

Location: On the northwest corner of Rivergate Parkway and west of SE 

Veterans Memorial Parkway.

Legal Description: Rivergate Office Plaza- First Replat- Lot 1.  

This is a request to rezone from Planned Unit Development (PUD) zoning 

district to General Commercial (CG) zoning district.  

2023-1036

8.g P23-178 Ceppetelli - Rezoning  

Location: Southeast corner of SW Port St. Lucie Boulevard and SW 

McCall Road.

Legal Description: Port St. Lucie Section 21, Block 2084, Lots 1, 2 and 3

This is a request to rezone 0.76 acres of land from Institutional (I) to 

Multi-Family Residential (RM-5) Zoning District.

2023-1013

9. New Business

10. Old Business

11. Public to be Heard

12. Adjourn

Notice: No stenographic record by a certified court reporter will be made of the 

foregoing meeting. Accordingly, any person who may seek to appeal a decision 

involving the matters noticed herein will be responsible for making a verbatim record of 

the testimony and evidence at said meeting upon which any appeal is to be based.

Notice: In accordance with the Americans with Disabilities Act of 1990, persons needing 

special accommodation to participate in this proceeding should contact the City Clerk's 

office at (772) 871-5157 for assistance.

As a courtesy to the people recording the meeting, please put your cell phone on silent.
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City of Port St. Lucie

Agenda Summary
2023-1016

121 SW Port St. Lucie Blvd.
Port St. Lucie, Florida 34984

Agenda Date: 11/7/2023 Agenda Item No.: 5.a

Placement: Minutes

Action Requested: Motion / Vote

Approval of Minutes - October 3, 2023

Submitted By:  Pat Shutt, Administrative Assistant, Planning & Zoning Department

Executive Summary:  October 3, 2023 meeting minutes are attached.

Presentation Information:  N/A

Staff Recommendation: Move that the Board approve the minutes.

Alternate Recommendations:
1. Move that the Board amend the recommendation and approve the minutes with changes.
2. Move that the Board not approve the minutes and provide staff direction.

Background:  N/A

Issues/Analysis:  N/A

Special Consideration:  N/A

Location of Project:  N/A

Attachments:  October 2, 2023 Meeting Minutes.

City of Port St. Lucie Printed on 10/27/2023Page 1 of 1
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121 SW Port St. Lucie 

Blvd.

Port St. Lucie, Florida 

34984

City of Port St. Lucie

Planning and Zoning Board

Meeting Minutes - Draft

Deborah Beutel, Chair, Term 2 Expires 6/21/25

Alfreda Wooten, Vice Chair, Term 2 Expires 5/28/27

Carol Taylor-Moore, Secretary, Term 1 Expires 9/27/25

Peter Previte, At-Large, Term 1 Expires 7/12/25

Roberta Briney, At-Large, Term 1 Expires 7/12/25

Eric Reikenis, At-Large, Term 1 Expires 11/1/26

Melody Creese, Alternate, Term 1 Expires 11/1/26

Peter Louis Spatara, Alternate, Term 1 Expires 5/8/2027

Please visit www.cityofpsl.com/tv for new public comment options.

6:00 PM Council Chambers, City HallTuesday, October 3, 2023

1. Meeting Called to Order

A Regular & Virtual Meeting of the PLANNING AND ZONING BOARD of the City 

of Port St. Lucie was called to order by Vice Chair Wooten at 6:00 p.m., on 

October 3, 2023, at Port St. Lucie City Hall, 121 SW Port St. Lucie Boulevard, 

Council Chambers, Port St. Lucie, Florida & via Zoom.

2. Roll Call

Members Present:

Deborah Beutel, Chair (via Zoom and joined at 6:07 p.m.)

Alfreda Wooten, Vice Chair

Carol Taylor-Moore, Secretary

Roberta Briney 

Peter Previte

Eric Reikenis

Peter Spatara, Alternate

Non-Voting Members Present:

Nicole Fogarty, St. Lucie County School District

3. Determination of a Quorum

Vice Chair Wooten confirmed that there was a quorum.

4. Pledge of Allegiance

Vice Chair Wooten led the assembly in the Pledge of Allegiance.

5. Approval of Minutes

Page 1 of 5
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Planning and Zoning Board Meeting Minutes - Draft October 3, 2023

5.a Approval of Minutes - September 5, 2023 2023-894

Secretary Taylor-Moore moved to approve the minutes. Ms. Briney 

seconded the motion which passed unanimously by roll call vote.

6. Consent Agenda

There was nothing scheduled under this item.

7. Public Hearings - Non Quasi-Judicial

There was nothing scheduled under this item.

8. Public Hearing - Quasi-Judicial

The Deputy City Attorney read the Quasi-Judicial Rules into the record for Items 

8 a.) through c.) and the Deputy City Clerk swore in staff and the applicants.

8.a P22-278 LTC Ranch (West) Residential - Planned Unit 

Development (PUD) Amendment  

Location:  The property is located south of Midway Road and 

northwest of Glades Cut Off Road.

Legal Description:  All of the residential lots and tracts within said 

residential area together with Tract “B” of the LTC Ranch Phase 1 plat 

and Tract “A1” of the LTC ranch West Phase 2 plat.

This is a request to amend the conceptual plan and zoning regulation 

document. 

2023-782

Vice Chair Wooten inquired if there were any ex-parte communications, to 

which the Board responded in the negative.

(Clerk’s Note: A PowerPoint was shown at this time.) Anne Cox, Planning 

& Zoning Assistant Director, stated that she had been sworn in & stated 

that the file was submitted to the City Clerk’s Office 5 days prior to the 

meeting and requested that it be entered into the record. She explained 

that the applicant was requesting approval of a Planned Unit Development 

(PUD) amendment to amend the conceptual plan to remove a 3.9-acre 

wetland, update some standards and the legal description. She gave 

background on the item, explained the surrounding uses and showed a 

location map & the proposed Conceptual Plan. She informed the Planning 

& Zoning Board that the amendment was consistent with the City’s 

Comprehensive Plan and added that the Site Plan Review Committee had 

recommended approval.  

Matt Yates, Lucido & Associates, stated that he had been sworn in. He 

added that the modification of the wetlands was to accommodate for a 

development program and the other changes were simple cleanup.  

Vice Chair Wooten opened the Public Hearing, there being no one to 

Page 2 of 5
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Planning and Zoning Board Meeting Minutes - Draft October 3, 2023

speak, she closed the Public Hearing.

Mr. Reikenis moved to approve P22-278, LTC Ranch (West) Residential, 

Planned Unit Development (PUD) Amendment. Ms. Briney seconded the 

motion which passed unanimously by roll call vote.

8.b P23-149 Omega Baptist Church of Pentecost Inc. - Rezoning

Location: East of Port St. Lucie Boulevard., between SW Aster 

Rd. & SW Greco Ln.

Legal Description: Port St. Lucie, Sec. 5, Blk. 1662, Lots 9, 10, 11, 

15, & 16

This is a request to rezone the property from Institutional to 

Professional Zoning.

2023-898

Vice Chair Wooten inquired if there were any ex-parte communications, to 

which the Board responded in the negative.

Bianca Lee, Planner II, stated that she had been sworn in & stated that the 

file was submitted to the City Clerk’s Office 5 days prior to the meeting and 

requested that it be entered into the record. She inquired if the applicant 

was present, to which there was no response. 

There being no applicant present Mr. Reikenis moved to table P23-149, 

Omega Baptist Church of Pentecost Inc., Rezoning to the November 7, 

2023 Planning & Zoning meeting. Secretary Taylor-Moore seconded the 

motion which passed unanimously by roll call vote.

8.c P23-156 Sympatico Landscape Buffer Wall - Landscape 

Modification

Location: North of SW Darwin Boulevard and east of SW Port St. Lucie 

Boulevard

Legal Description: Sympatico Plaza, Lot 4

This is a request to waive the requirement for an architectural buffer 

wall and substitute landscaping in lieu of a wall on the north and east 

side of the property per Section 154.12 of the Landscape and Land 

Clearing Code.

2023-897

Vice Chair Wooten inquired if there were any ex-parte communications, to 

which the Board responded in the negative.

(Clerk’s Note: A PowerPoint was shown at this time.) Francis Foreman, 

Planner II, stated that he had been sworn in & stated that the file was 

submitted to the City Clerk’s Office 5 days prior to the meeting and 

requested that it be entered into the record. He informed the Board that the 

property abutted a residential property, but the applicant was requesting to 

forego the 6-foot wall and use the 4.55-acres of upland preserve in lieu of 

the architectural wall. He showed a location map, an aerial, a Landscape 
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Planning and Zoning Board Meeting Minutes - Draft October 3, 2023

Modification Plan, and the Landscape Elevation Plan.   

(Clerk’s Note: A PowerPoint was shown at this time.) Steve Garett, Lucido 

& Associates, informed the Board that he was proposing to remove the 

wall only along the Preservation Tract.  

Vice Chair Wooten opened the Public Hearing. Robert Derocher spoke on 

his concerns regarding the location of the wall and the maintenance of the 

wall. 

Karen Saryeldin informed the Board that her backyard faced the Preserve 

and hoped that the Uplands would be preserved. 

Tina Derocher spoke against high density properties and requested a wall. 

Vice Chair Wooten closed the Public Hearing. Steve Garett responded to 

the residents’ questions/concerns. 

Mr. Reikenis moved to approve P23-156, Sympatico Landscape Buffer 

Wall, Landscape Modification. Ms. Briney seconded the motion which 

passed unanimously by roll call vote.

9. New Business

9.a Planning and Zoning Board Member of the Site Plan Review 

Committee   

2023-792

Chair Beutel moved to appoint Ms. Briney as a member of the Site Plan 

Review Committee and Mr. Previte as the alternate. Mr. Reikenis 

seconded the motion, which passed unanimously by roll call vote.

9.b General Board and Committees Operating Procedures  

 This is an informational item on new operating procedures for Boards 

and Committees.

2023-913

(Clerk’s Note: This item was heard after Item 5a.) Frank Moehrle, Deputy 

City Attorney, informed the Board that the City Council had streamlined all 

Boards & Committees by passing a new Board Resolution and he 

explained the new procedures.

10. Old Business

There was nothing scheduled under this item.

11. Public to be Heard

There was nothing heard under this item.

12. Adjourn

Page 4 of 5
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Planning and Zoning Board Meeting Minutes - Draft October 3, 2023

There being no further business, the meeting was adjourned at 6:31 p.m.

_______________________________________

Carol Taylor-Moore, Secretary

_______________________________________

Shanna Donleavy, Deputy City Clerk
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City of Port St. Lucie

Agenda Summary
2023-1019

121 SW Port St. Lucie Blvd.
Port St. Lucie, Florida 34984

Agenda Date: 11/7/2023 Agenda Item No.: 7.a

Placement: Public Hearing - Non Quasi Judicial

Action Requested: Motion / Vote

P23-182 City of Port St. Lucie - Large Scale Comprehensive Plan Text Amendment to the
Transportation Element - Mobility
This is a City initiated large scale text amendment to the Transportation Element of the City Comprehensive

Plan to add a goal, objectives and policies regarding the implementation of the 2045 Mobility Plan.

Submitted By: Bridget Kean, AICP, Deputy Director

Executive Summary: This is a City initiated application to amend the City’s comprehensive plan. The
application will amend the goals, objectives, and policies of the Transportation Element to reflect of the City’s
adoption of a mobility plan and a mobility fee. The proposed amendment will delete Policy 2.4.1.5 and add
Goal 2.7, Objective 2.7.1, Policies 2.7.1.1.to 2.7.1.5, Objective 2.7.2, and Policies 2.7.2.1 to 2.7.2.4. Policy
2.4.1.5 is proposed for deletion because it no longer needed. The policy states that the City may consider the
adoption a mobility fee to fund alternative modes of transportation. Since the fee has already been adopted,
the policy is outdated. Goal 2.7 and subsequent objectives and policies support the transition from a
concurrency based transportation system to a mobility based transportation system that emphasizes
multimodal transportation options and the movement of people over vehicles.

Presentation Information: Staff may provide a short presentation.

Staff Recommendation: Move that the Board recommend approval the proposed amendment as
recommended by the Planning and Zoning Department.

Alternate Recommendations:
1. Move that the Board amend the recommendation and recommend approval of the proposed

amendment.
2. Move that the Board not recommend approval and provide staff direction.

Background: The proposed amendment was prepared with assistance with the City’s mobility consultant, the
City’s transportation consultant and the Public Works Department to incorporate the 2045 Mobility Plan
considerations into the Comprehensive Plan at a high level. The City’s comprehensive plan will be further
amended to address mobility when the City undertakes a complete update of its comprehensive plan,
including the transportation element, in 2024.

Issues/Analysis: See attached staff report.

Special Consideration: N/A

City of Port St. Lucie Printed on 10/31/2023Page 1 of 2
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Agenda Date: 11/7/2023 Agenda Item No.: 7.a

Location of Project: N/A

Attachments:
1. Staff Report
2. Exhibit “A” Proposed Text Amendment to the Transportation Element
3. Staff Presentation

City of Port St. Lucie Printed on 10/31/2023Page 2 of 2
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P23-182 – City of Port St. Lucie CPA Text Amendment – Mobility    

PLANNING AND ZONING BOARD STAFF REPORT  
November 7, 2023 Planning and Zoning Board Meeting 

 

 
 
Large Scale Comprehensive Plan Text Amendment Application  
Transportation Element - Mobility  
Project No. P23-182 
 
SUMMARY 

Request: A large scale comprehensive plan text amendment to the Transportation 
Element of the City’s comprehensive plan.   

Applicant: City of Port St. Lucie   

Application Type:  Large Scale CPA Text Amendment  

Project Planner: Bridget Kean, AICP, Senior Planner 

 
 
Project Description and Proposed Amendment  
This is a City initiated application to amend the City’s comprehensive plan.  The application will amend 
the goals, objectives, and policies of the Transportation Element to reflect of the City’s adoption of a 
mobility plan and a mobility fee.  The proposed amendment will delete Policy 2.4.1.5 and add Goal 2.7, 
Objective 2.7.1 Policies 2.7.1.1.to 2.7.1.5, Objective 2.7.2 and Policies 2.7.2.1 to 2.7.2.4.  Policy 2.4.1.5 is 
proposed for deletion because it no longer needed.  The policy states that the City may consider the 
adoption a mobility fee to fund alternative modes of transportation.  Since the fee has already been 
adopted, the policy is outdated.  Goal 2.7 and subsequent objectives and policies support the transition 
from a concurrency based transportation system to a mobility based transportation system that 
emphasizes multimodal transportation options and the movement of people over vehicles.   
 
The proposed amendment was prepared with assistance from the City’s mobility consultant, the City’s 
transportation consultant, and the Public Works Department.  The City’s comprehensive plan will be 
further amended to address mobility when the City undertakes a complete update of its comprehensive 
plan in 2024.   
 
The proposed revisions to the Goals, Objectives, and Policies of the Transportation Element are provided 
as Exhibit “A” with additions shown as underlined and deletions shown as strikethrough.   
 
ANALYSIS:  
In 2020, the City amended the Transportation Element of the Comprehensive Plan to consider the 
adoption of a mobility fee to fund multimodal capital improvements to encourage walking, bicycling, 
transit ridership, and the efficient use of the transportation system.  In 2021, the City adopted the Port St. 
Lucie Mobility Plan and a Mobility Fee Ordinance to replace transportation concurrency and the City’ s 
roadway impact fee program.  The mobility plan was prepared by NUE Urban Concepts, LLC.   
 
Following the Planning and Zoning Board hearing, the proposed amendment will be scheduled for a 

transmittal hearing before the City Council.  If the Council approves the amendment, it will be transmitted 

to the state land planning agency, Department of Commerce, for review and comment.  Following state 

review, the adoption hearing for the proposed amendment will be scheduled before the City Council.   
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P23-182 – City of Port St. Lucie CPA Text Amendment – Mobility    

STAFF RECOMMENDATION  
 
The Planning and Zoning Department staff finds the petition to be consistent with the intent and direction 
of the City’s comprehensive plan and recommends approval as provided for in Exhibit “A” with additions 
shown as underlined and deletions shown as strikethrough.   
 
Planning and Zoning Board Action Options: 

 Motion to recommend approval to the City Council 

 Motion to recommend denial to the City Council 
 

Please note: Should the Board need further clarification or information from either the applicant and/or 

staff, it may exercise the right to table or continue the hearing or review to a future meeting. 
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City of Port St. Lucie 

Comprehensive Plan: 2020-2040 
2-42 
 

Adopted October 26, 2020 

Proposed Revision October 24, 2023  

 

 

 

 

 

 

GOALS, OBJECTIVES, AND POLICIES 
 

The Goals, Objectives and Policies section for the Transportation Element establish the long term 
end towards which traffic circulation and mass transit programs and activities are ultimately 
directed. For this reason, input on the Goals, Objectives and Policies was received from various 
sources such as the public, local agencies, and the local government in the City of Port St. Lucie. 

GOAL 2.1: TO PROVIDE SAFE AND EFFICIENT MOVEMENT OF PEOPLE AND GOODS, AT 
REASONABLE COST AND MINIMUM DETRIMENT TO THE ENVIRONMENT. 

Objective 2.1.1: The City's roadway transportation system shall be reviewed annually in 
coordination and consistent with changes to the Future Land Use Element. A report on the status 
of the system and impacts on the system by proposed land use changes shall be prepared. 

Policy 2.1.1.1: Develop an annual report on the level of service provided on the City roadway 
system and identify improvement needs and costs to provide the levels of service. 

Policy 2.1.1.2: In coordination with the Florida Department of Transportation, St. Lucie 
Transportation Planning Organization (TPO), Florida Department of Economic Opportunity and 
Treasure Coast Regional Planning Council annually review the transportation network and define 
any Special Interest Areas that may warrant LOS standards lower than those listed in Policies 
2.1.2.7 and 2.1.2.8. 

Policy 2.1.1.3: Facilities currently operating at conditions below those standards listed in Policy 
2.1.2.7 shall be maintained at least at their current LOS through development order conditions for 
roadway improvements within the radius of influence of a proposed development. The radius of 
influence for a given development shall be further defined in the City's Land Development 
Regulations traffic monitoring provisions. Radius of influence or study area will be defined using 
a comparison of project traffic to thresholds of the percentage of the maximum service flow rate 
at an established LOS criterion. 

Policy 2.1.1.4: Maintain our existing signal inventory study for all roads for which Port St. Lucie 
has operational, maintenance and jurisdictional responsibility as a basis for implementing the 
2010 Highway Capacity Manual city-wide. 

Policy 2.1.1.5: Coordinate with the St. Lucie TPO a regular review of accident data and identify 
above average accident locations. Prepare a report every two years on high accident locations 
including proposed corrective measures and costs. 

Objective 2.1.2: Existing and future roadway deficiencies based on standards established in this 
plan shall be mitigated through a continuous roadway improvement program. 

Policy 2.1.2.1: In coordination with the St. Lucie TPO, continue to develop and implement a 
Transportation Improvement Program (TIP) that is consistent with the goals and policies of this 
plan. 

Policy 2.1.2.2: Review all proposed development for consistency with the goals, objectives, and 
policies of this plan and require coordination of traffic circulation plans and improvements with 
land use, right-of-way and infrastructure plans, before development approval. Traffic circulation 
plans shall address the mitigation of all potential project impacts on the roadway system.  

Exhibit “A”  
Proposed Text Amendment to Transportation Element 
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City of Port St. Lucie 

Comprehensive Plan: 2020-2040 
2-43 
 

Adopted October 26, 2020 

Proposed Revision October 24, 2023  

 

 

Policy 2.1.2.3: Review access points and driveways associated with development to assure safety 
and compatibility with the existing and future roadway network. Impose requirements for 
conformity as a condition of development approval based on the City's existing access standards, 
which are equal to or greater than those of FDOT. New development shall attempt to 
accommodate more than one access point.   

Policy 2.1.2.4: Review on-street parking to assure adequate sight distance to provide safe entry 
and exit for all new development and roadway projects.  

Policy 2.1.2.5: Consider an equitable pro rata share of the costs to provide roadway improvements 
to serve new development as credit for required impact fees. 

Policy 2.1.2.6: Maintain the operation of the roadway network at or above the LOS standards as 
listed in Policy 2.1.2.7. 

Policy 2.1.2.7: The City adopts the following level of service standards for SIS and non SIS 
facilities: 

MINIMUM LEVEL OF SERVICE STANDARDS 
 

Facility Type (Non SIS) LOS Standard 

Collector D 

Minor Arterial (Urban) E * 

Primary Arterial (Urban) E * 

State Highway (Urban) D 

Limited Access Facility (Urban) D 

(Level of service for roadways shall be determined based on peak hour traffic conditions.) 

LEVEL OF SERVICE STANDARDS 
Facility Type Standards 
Transportation Deficient Facilities maintain & improve 
Constrained Facilities maintain* 

 
*Transportation System Management and Transportation Demand Management measures will be used to 
maintain and improve traffic flow. 

SIS Facilities Level of Service Standards 
 

SIS Roadway Corridors Roadway Segment LOS Standard 

I-95 Martin County Line to Gatlin Boulevard D 

I-95 Gatlin Boulevard to St. Lucie Boulevard D 

I-95 St. Lucie Boulevard to Midway Road D 

Florida’s Turnpike Martin County Line to Becker Road D 

Florida’s Turnpike Becker Road to Port St. Lucie Boulevard D 

Florida’s Turnpike Port St. Lucie Boulevard to SR 70/ Okeechobee Rd D 

 
Policy 2.1.2.8: In coordination with FDOT, designate as constrained facilities those roadways in 
the City which operate below acceptable levels of service and where capacity improvements are 
not feasible due to physical or policy barriers. 
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City of Port St. Lucie 

Comprehensive Plan: 2020-2040 
2-44 
 

Adopted October 26, 2020 

Proposed Revision October 24, 2023  

 

 

Policy 2.1.2.9: New development and redevelopment must demonstrate that the adopted roadway 
level of service can be maintained in the buildout year of the development. A traffic study prepared 
by a registered Professional Engineer shall be provided to the City identifying existing and future 
traffic volumes at buildout of the development, as well as recommendations for roadway 
improvements, if any. For those projects that cannot meet the concurrency requirement for 
transportation, Article V – Offsite Improvements of the City’s Land Development Regulations 
includes the provision for the use of “proportionate fair-share mitigation for transportation facilities” 
consistent with Florida Statute 163.3180. 

 
Policy 2.1.2.10: Up to the fiscal year indicated for improvements, operating conditions for 
transportation deficient or constrained facilities may be maintained or improved through 
Transportation System Management and Transportation Demand Management measures. 

 
Policy 2.1.2.11: Provide timely resurfacing and repair of roads and bridges to minimize costly 
reconstruction and enhance safety. 

Policy 2.1.2.12: The City shall not be required to stop issuance of final development orders for 
projects which affect transportation deficient county or state roads outside of City jurisdiction. 

Policy 2.1.2.13: The City may consider the establishment of a multimodal quality level of service 
standards that includes bicycle facilities including bicycle lanes, pedestrian facilities, and transit 
in addition to vehicular roadway capacity level of service standards. The City should coordinate 
with the FDOT, St. Lucie County, and the St. Lucie County TPO in developing planning studies 
in the feasibility of a multimodal quality level of service standards. 

Policy 2.1.2.14:  The City will continue to evaluate and revise the existing Land Development 
Regulations to be in compliance with Florida Statutes on all transportation related regulations. 

Objective 2.1.3: Acquire the right-of-way needed for the future roadway network based upon the 
Regional Long Range Transportation Plan and the future land use element of this plan. 

Policy 2.1.3.1: Prohibit encroachment of development and required setbacks into established 
present and future rights-of-way and within the law require dedication of right -of-way through 
development orders issued by the City. 

Policy 2.1.3.2: Review proposed development plans for impact on the future land use plan and 
assess the capacity needs of each project as it relates to the thoroughfare right-of-way protection 
plan by requiring a traffic impact analysis. 

Objective 2.1.4: The City should reduce greenhouse gases by promoting increased usage of 
transit, improved bicycle and pedestrian facilities, and more efficient roadways. 

Policy 2.1.4.1: The City may seek to secure and utilize TRIP funds for transportation related 
projects when funds are made available. 

Policy 2.1.4.2: The City may work with the County in budgeting and planning Transportation 
Demand Management (TDM) and Transportation System Management (TSM) measures to 
reduce traffic congestion, improve levels of service, and reduce greenhouse gas emissions. 

Policy 2.1.4.3: The City should continue working with the St. Lucie TPO and the County in 
establishing new transit facilities and routes that meets the demand of the residents and the future 
and the future land use map to reduce traffic congestion. The City should also seek to construct 
new bus stops and transit amenities such as benches and bus shelters on new and existing bus 
routes.  
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GOAL 2.2: ESTABLISH AN INTEGRATED TRANSPORTATION SYSTEM CONSISTENT WITH 
FUTURE DEVELOPMENT IN THE CITY. 

Objective 2.2.1: Motorized and non-motorized needs shall be addressed and met for each new 
development approved. 

Policy 2.2.1.1: Review development projects to require improvements for pedestrian and bicycle 
facilities. 

Policy 2.2.1.2: Review on-site traffic flow to assure adequate circulation for motorized and non- 
motorized vehicles and pedestrians is provided. 

Policy 2.2.1.3: Review development projects to ensure that adequate parking is provided for the 
proposed use consistent with the parking requirements identified in the latest Land Development 
Regulations. 

Policy 2.2.1.4: Encourage new developments to construct bus stops and other transit amenities 
along with bicycle parking facilities. 

Policy 2.2.1.5: The City may encourage all new roadways as complete streets and to consider 
reconfiguring existing roadways to a complete street design.  

Objective 2.2.2: In cooperation with the county, review and revise as needed plans to provide 
transportation services to the transportation disadvantaged.  

Policy 2.2.2.1: In coordination with the St. Lucie County Council on Aging the City may continue 
to plan to provide effective service for work, meals, and other necessary trips to the 
transportation disadvantaged within the City. 

Policy 2.2.2.2: Coordinate with the St. Lucie TPO to maintain and establish transit services to 
meet the needs of the general public including those in the Western annexation areas. 

Policy 2.2.2.3: Participate with St. Lucie County, the City of Fort Pierce, and other local 
jurisdictions via the St. Lucie TPO in implementation of cost effective transit service. 

Policy 2.2.2.4: Ensure that all new parking facilities, pedestrian facilities, transit amenities, and 
all other transportation infrastructure is in compliance with ADA standards. 

GOAL 2.3: MEET THE CURRENT AND FUTURE MOBILITY NEEDS OF RESIDENTS, 
BUSINESSES, AND VISITORS WITH A BALANCED TRANSPORTATION SYSTEM. 

Objective 2.3.1: The transportation system shall be improved to appropriately accommodate 
bicycle and pedestrian roadway design and facility requirements where determined feasible and 
when funding is made available. 

 

Policy 2.3.1.1: Consider new Land Development Regulations, design criteria and standards to be 
used in addressing the needs of bicyclists and pedestrians including but not limited to roadway 
typical sections. 

Policy 2.3.1.2: Develop a GIS-based program to systematically inventory all significant streets 
within the City, with particular attention given to hazards, bottlenecks, and barriers. 
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Policy 2.3.1.3: Continue to implement the requirements outlined in the Land Development 
Regulations that all new developments provide bicycle facilities and/or sidewalks along all major 
collectors and arterials within and adjacent to the proposed development. 

 

Policy 2.3.1.4: Continue to implement the City’s Sidewalk Program to connect or complete either 
existing or proposed sidewalks in a manner that provides a complete pedestrian circulation 
system. Sidewalk projects may be prioritized based upon nearby schools, parks, and existing 
sidewalks. 

Objective 2.3.2: Cooperate with the County on their Greenways and Trails program and with the 
St. Lucie County TPO on their Bicycle and Pedestrian Plan. 

 

Policy 2.3.2.1: Establish bicycle and pedestrian facilities in accordance with AASHTO guidelines 
and the Manual of Uniform Minimum Standards for Design, Construction, and Maintenance for 
Streets and Highways in the vicinity of schools, with emphasis placed upon the area 
encompassing schools that are not serviced by the school bus system. 

 

Policy 2.3.2.2: Cooperate with the St. Lucie TPO in implementation of the 2008 St. Lucie Bicycle, 
Pedestrian, Greenways & Trails Master Plan. The policies and regulations in the Master Plan 
should be adopted into the LDR’s. 

 

Policy 2.3.2.3: Work with local recreation departments, the South Florida Water Management 
District, and the State Department of Environmental Protection to develop bicycle facilities and 
trails within community and regional parks, off road trails such as drainage canals and utility right- 
of-way property, and other major recreational facilities. 

Policy 2.3.2.4: Coordinate bicycle planning activities with other agencies associated with bicycle 
planning activities. 

Objective 2.3.3: Manage the street system safely and efficiently for all modes of users and seek 
to balance limited street capacity among competing uses. 

Policy 2.3.3.1: Promote safe and convenient bicycle and pedestrian access throughout the 
transportation system and support the establishment of bicycle and pedestrian facilities within 
arterial and collector roadways. 

Policy 2.3.3.2: Support the development of an integrated, regional transit system and work with 
transit providers to provide safe and convenient access to transit stops and facilities. 

Policy 2.3.3.3: Encourage transit services that address the needs of persons with disabilities, 
elderly, people with special needs, and people who depend on public transit for their mobility. 

Policy 2.3.3.4: The City may require new development or redevelopment to support alternative 
modes of transportation. Such measures may include, but are not limited to, the provision of 
sidewalks, bikeways, transit stops, or other facilities to support alternative modes, such as park- 
and-ride facilities. 

Policy 2.3.3.5: The City may support and encourage the use of carpooling and vanpooling as 
effective mechanisms for increasing vehicle occupancy rates and decreasing greenhouse gas 
emissions. 

Policy 2.3.3.6: Proposed development may be reviewed during the Development Review process 
for the provision of adequate and safe on-site circulation, including pedestrian and bicycle 
facilities, public transit facilities, access modifications, loading facilities, and parking facilities.  
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Policy 2.3.3.7: Transportation facilities may be designed to result in a pleasing environment 
enhanced by trees and landscaping that will present an attractive community appearance, 
enhance safety, reduce heat island effects, and provide shade for pedestrians, bicyclists and 
transit users.   

Objective 2.3.4: The City of Port St. Lucie will maintain an effective Stormwater Management Plan 
which includes strategies to improve drainage, improve water quality and provide flood protection. 

Policy 2.3.4.1: The City’s Public Works Department will utilize its geodatabase and mapping 
system of its stormwater facilities to assist the City in its maintenance, modification and 
management of drainage facilities. 

Policy 2.3.4.2: The Stormwater Utility Fee will be utilized to fund capital projects to replace and/or 
modify existing infrastructure. In selecting and designing capital projects to be funded, the City 
will consider evolving and projected conditions affecting stormwater, transportation, and other 
infrastructure. 

 

GOAL 2.4: COORDINATE TRANSPORTATION-RELATED ISSUES WITH THE FDOT, THE 
TREASURE COAST REGIONAL PLANNING COUNCIL, ST. LUCIE COUNTY, THE TPO, THE 
DIVISION OF COMMUNITY DEVELOPMENT, AND OTHER PRIVATE OR PUBLIC 
TRANSPORTATION-RELATED AGENCIES. 

Objective 2.4.1: Share common transportation goals, objectives, and policies with the 
transportation-related agencies listed above where common interests are involved. The City 
should coordinate with adjacent jurisdictions on multi-modal approaches to transportation 
planning and implementation of concurrency or mobility. 

Policy 2.4.1.1: Review the existing Goals, Objectives, and Policies of other agencies when 
revising or altering Goals, Objectives, and Policies for the City. 

Policy 2.4.1.2: Continue to ensure that all interested agencies listed above are informed of 
transportation related activities and improvements via copies of correspondence. 

Policy 2.4.1.3: As part of the Capital Improvements Element update process, annually review 
transportation improvements planned for the City indicating the agency responsible for the 
improvement and the estimated date of completion. 

Policy 2.4.1.4: The City shall consult with the Department of Transportation when proposed plan 
amendments affect facilities on the strategic intermodal system. 

Policy: 2.4.1.5: The City may consider reviewing existing fee structures to fund alternative modes 
of transportation including a mobility fee based upon multi-modal capital improvement projects, 
system efficiency, and congestion management. 

Objective 2.4.2: Applicable agencies listed in Goal 2.4 shall be advised of development proposals 
which may have impacts within their respective jurisdictions and request comments, as applicable. 

Policy 2.4.2.1: Continue to utilize the standard checklist procedure to advise applicable agencies 
of proposed developments. 

Policy 2.4.2.2: Evaluate existing policies relating to design standards for reconstructed roadways 
to incorporate requirements for bicycle and pedestrian facilities. 
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GOAL 2.5 – COOPERATE WITH ST. LUCIE COUNTY TO ESTABLISH AND ENCOURAGE 
THE PROTECTION OF SCENIC FEATURES, NATURAL RESOURCES AND HISTORIC SITES 
ALONG THE DESIGNATED ROADWAY. 

Objective 2.5.1: The City of Port St. Lucie should cooperate with St. Lucie County in maintaining 
those roadway and transportation corridors that have unique social, environmental or historic 
resources as a Scenic Highway consistent with the general requirements of the State Florida 
Scenic Highway Program. Designation as a National Scenic Byway will be sought consistent with 
Federal program guidelines. 

Policy 2.5.1.1: The following roadway is designated as a Scenic Highway under the Florida Scenic 
Highway Program, as administered by the Florida Department of Transportation: 

a. Indian River Drive - All segments of Indian River Drive that are within the City of Port St. 
Lucie 

Policy 2.5.1.2: The City of Port St. Lucie shall, consistent with the other elements of this Plan 
(Future Land Use, Conservation and Coastal Management, Recreation and Open Space), 
encourage the protection and preservation of the scenic features, natural resources, and historic 
sites along the candidate roadway or transportation corridors, while minimizing any potential 
negative impacts on adjacent properties. 

GOAL 2.6 – PROVIDE A SAFE AND EFFICIENT MULTIMODAL TRANSPORTATION SYSTEM 
FOR THE WESTERN ANNEXATION AREAS 

Objective 2.6.1: Provide a comprehensive transportation system for the Western Study Area that 
provides a sufficient roadway grid network that accommodates the planned uses identified in the 
future land use map. 

Policy 2.6.1.1: Encourage proposed development in the Western Annexation areas to incorporate 
a local grid street network with spacing of collector roads approximately one-half mile to one mile 
apart. The collector roads should provide public access to the area-wide network with multiple 
connections to the local and arterial roadways. 

Policy 2.6.1.2: Encourage proposed development in the Western Annexation areas to incorporate 
a local grid street network with spacing of local roads approximately one-quarter to one-half mile 
apart. The local roads should provide public access to the area-wide network with multiple 
connections to the collector and arterial roadways. 

Policy 2.6.1.3: The city shall enforce the Northwest Annexation Area Right-of-Way Network Map 
and protect right-of-way by requiring all appropriate land to be deeded to the City at the time of 
the first subdivision plat approval. 

Policy 2.6.1.4: Right-of-way deficiencies in the Western Annexation areas shall be satisfied by 
deeding of equal amounts of right-of-way from each side of the deficient roadway, unless the 
following conditions apply:  

a. Where right-of-way must be dedicated for site related improvements, all such dedicated 
right-of-way shall come from the development project side of the roadway.  

b. Where a drainage district canal right-of-way, a railroad right-of-way, a high voltage power 
line, or similar impediment abuts one (1) side of a deficient road right-of-way, the entire 
right-of-way deficiency shall be made up from the property on the opposite side.  

c. Where at least one-half (1/2) of the required road right-of-way has been provided from 
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the property on one (1) side of a deficient road right-of-way, the remaining right-of-way 
deficiency shall be made up from the property on the opposite side. 

Policy 2.6.1.5: The roadway plan for the Western Annexation Area, as depicted in 
Transportation Series Map 2, 2035 Needs Assessment Map, will be built as development occurs 
in the study area and will be financed or constructed by developers as part of the development 
approval process.  

Policy 2.6.1.6: All new developments must provide the appropriate infrastructure to facilitate the 
use of public transportation such as bus stops locations and shelters.  

Policy 2.6.1.7: Sufficient pedestrian, parking and bicycle facilities shall be constructed pursuant 
to the latest Land Development Regulations for all new development and roadway projects 
within the Western Annexation areas. 

GOAL 2.7 ENHANCE MOBILITY FOR RESIDENTS, BUSINESSES, AND VISITORS 
THROUGH AN INTERCONNECTED MULTIMODAL TRANSPORTATION SYSTEM THAT 
EMPHASIZES THE MOVEMENT OF PEOPLE OVER VEHICLES AND PROVIDES ALL 
USERS OF THE SYSTEM WITH THE CHOICE TO SAFELY, COMFORTABLY, AND 
CONVENIENTLY WALK, BICYCLE, RIDE TRANSIT, DRIVE A VEHICLE, OR USE SHARE 
MOBILITY TECHNOLOGY.  

Objective 2.7.1: The City shall transition from a roadway facility-based level of service system 
that implements transportation concurrency towards a multimodal system, that provides mobility 
for all users.  

Policy 2.7.1.1: The City shall implement the Port St. Lucie Mobility Plan to provide people the 
opportunity to walk, bicycle, ride transit, use shared mobility technology, or continue to drive 
their vehicles through the following: 

1. Identification of multimodal projects to develop and update the Mobility Plan; 

2. Determine multimodal capacities for multimodal projects in the Mobility Plan; 

3. Prioritize multimodal projects for annual capital improvement programming; 

4. Develop Complete Streets design standards for new and retrofitted streets; 

5. Implement FDOT’s Context Classifications for Complete Streets; 

6. Develop mobility solutions, standards, and strategies for new development; 

7. Develop multimodal site access analysis and internal street evaluation requirements;  

8. Develop multimodal criteria to review Comprehensive Plan amendments; and 

9. Develop a connectivity index for access connection spacing to define the distances and 
required number of access connections to existing mobility of multimodal corridors, and 

10. Any other standards the City determines appropriate for advancing this objective.   

Policy 2.7.1.2: Review all proposed development for consistency with the goals, objectives, and 
policies of the Comprehensive Plan, the Mobility Plan, and other adopted infrastructure plans.   
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Policy 2.7.1.3: Prioritize mobility projects for planning, design, right-of-way acquisition, and 
construction through the Multimodal Program as part of the annual update of Capital 
Improvements Program.  

Policy 2.7.1.4: Development shall mitigate its impacts to the transportation system through 
payment of a Mobility Fee to the City. Development shall also be required to pay a portion of the 
County’s transportation impact fee consistent with adopted and valid interlocal agreements 
between the City and the County. Payment of the Mobility Fee shall not relieve developments of 
development order or developer agreement requirements for monitoring impacts, constructing 
improvements, or being required to construct future improvements to mitigate impacts.   

Policy 2.7.1.5: Development shall be required to construct mobility and multimodal corridors 
shown on the Mobility Plan that are internal to the development or that are adjacent to an 
external property boundary to ensure connectivity, the dispersal or trips, and adequate access 
for first responders. 

Objective 2.7.2: Implement and periodically update the Mobility Plan and Mobility Fee.  

Policy 2.7.2.1: The City shall implement the vision of the Mobility Plan through the planning, 
design, funding, and construction of multimodal projects that strengthen mobility, accessibility, 
safety, and connectivity and result in:  

1. A complete and connected primary multimodal network of greenways, multi-use paths, 
multimodal ways, and multimodal lanes that connect neighborhoods with schools, parks, 
places of assembly, civic uses, employment and retail centers; 

2. Providing people the opportunity to walk, bicycle, ride transit, use shared mobility 
technology, or continue to drive their vehicles; 

3. Providing more visible and safe multimodal crossings through high visibility crosswalks, 
advanced warning crossing systems, and reductions in the unprotected crossing width of 
streets, driveways, access connections, and intersections; and 

4. Ensuring that new development and redevelopment, along with new, upgraded, or 
widened roads are planned, designed, funded, and constructed using a Complete 
Streets approach.   

Policy 2.7.2.2: Reduce vehicle congestion and improve traffic circulation by adding turn lanes or 
roundabouts at busy intersections, upgrading and interconnecting traffic signals, and ensuring 
new development and redevelopment plan, design, and construct mobility projects through or 
adjacent to the development along with the addition of road capacity to existing mobility 
corridors. 

Policy 2.7.2.3: Mobility fees shall be used as a funding source, along with gas taxes, sales 
taxes, and other available revenue sources for multimodal projects.  

Policy 2.7.2.4: Update the Mobility Plan and Mobility Fee at least once every five (5) years.  
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Request Summary

• This is a City initiated text amendment to the Transportation Element 
of the Comprehensive Plan to add goals, objectives, and policies in 
recognition of the city’s adoption of a mobility plan and mobility fee.  
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Project Background 
• In 2020, the City of Port St Lucie began the process of replacing the City’s road

impact fee with a mobility fee.
• The purpose of the mobility fee is to provide a mechanism for funding

transportation improvements that serve all users including pedestrians, cyclists,
and transit users based on an adopted mobility plan.

• The City contracted with NUE Urban Concepts, LLC
• The City of Port St. Lucie 2045 Mobility Plan was completed in May 2023.
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2045 Mobility Plan Overview
• The Port St. Lucie 2045 Mobility Plan includes mobility and transportation

infrastructure projects and brings together various city initiatives to address future
growth.

• The Mobility Plan is a vision and strategy, over the next 22 years, to both
strengthen the downtown core in the east and support new development in the
west through the planning for multimodal transportation projects that provide
people choices: whether they want to walk, bicycle, ride transit, or continue to
drive their cars.

• The City’s Comprehensive Plan has a Transportation Element and it being revised
to recognize the adoption of the Mobility Plan 2045.

• A future comprehensive plan update will incorporate mobility in greater detail as
part of the full updated to the Comprehensive Plan that is anticipated to start in
spring 2024.
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2045 Mobility Plan Overview
• In Port St. Lucie East, the 2045 Mobility Plan seeks to further emphasize and build

upon initiatives such as the City Center Master Plan, Village Green Drive Master
Plan, the Multimodal Plan, and the Port District Master Plan to improve mobility
and accessibility for multimodal travel east of Interstate 95.

• In Port St. Lucie West, the 2045 Mobility Plan seeks to ensure new development is
implemented with a Complete Streets approach that supports diverse mobility
options.

• The 2045 Mobility Plan consists of three (3) distinct plans: (1) Corridors Plan; (2)
Intersections Plan; and (3) Transit Circulation Plan. The three plans include
sidewalks, multi-use paths, bicycle lanes, multimodal lanes, and enhanced
landscaping.

• The Mobility Plan serves as the basis for the establishment of a Mobility Fee system
that functions as an alternative to transportation concurrency.
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Proposed Amendment  

• The proposal will delete Policy 2.4.1.5 and add Goal 2.7, Objectives 2.7.1 and
2.7.2, Policies 2.7.1.1. to 2.7.1.5, and Policies 2.7.2.1 to 2.7.2.4 to the
Transportation Element.

• Policy 2.4.1.5 is proposed for deletion because it is outdated since the City has
adopted a mobility fee.

• Goal 2.7 and subsequent objectives and policies support the City’s transition
from a roadway facility-based level of service system that implements
transportation concurrency towards a multimodal system that emphasizes
people over vehicles.

• The proposed amendment was prepared with assistance with the City’s mobility
consultant, the City’s transportation consultant, and the Public Works
Department.
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Analysis 

• In 2020, the City amended the Transportation Element of the Comprehensive
Plan to consider the adoption of a mobility fee to fund multimodal capital
improvements to encourage walking, bicycling, transit ridership, and the
efficient use of the transportation system.

• In 2021, the City adopted the Port St. Lucie Mobility Plan Phase 1 and a Mobility
Fee to replace transportation concurrency and the City’s roadway impact fee
program. In 2023 the City adopted the 2045 Mobility Plan.
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Recommendation

The Planning and Zoning Department staff finds the petition to be
consistent with the intent and direction of the City’s comprehensive
plan and recommends approval.
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Agenda Date: 11/7/2023 Agenda Item No.: 7.b

Placement: Public Hearing - Non Quasi Judicial

Action Requested: Motion / Vote

P23-187 A City Initiated Text Amendment to Title XI - Business Regulations, Chapter 110.02
This is a request to amend Section 110.02 ‘Proximity to religious institution or school’.

Submitted By: Marissa Latchman, Environmental Planner II, Planning and Zoning Department

Executive Summary: This proposed amendment to Section 110.02 ‘Proximity to religious institution or school’
provides clarity on measuring the required 1,500’ separation between establishments that sell alcoholic
beverages in multi-use commercial buildings/shopping plazas and religions institutions and schools. Proposed
changes are provided in Exhibit A.

Presentation Information: Staff will provide a presentation.

Staff Recommendation: Move that the Board recommend approval of the text amendment.

Background: N/A

Issues/Analysis: N/A

Special Consideration: N/A

Location of Project: N/A

Attachments: 1. Staff Report, 2. Exhibit A, 3. Staff presentation.
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 PLANNING AND ZONING BOARD STAFF REPORT  
November 7, 2023, Planning and Zoning Board Meeting 

 

 
 
City of Port St. Lucie Text Amendment  
City of Port St. Lucie – Title XI – Business Regulations, Chapter 110.02. - Proximity to religious institution 
or school.  
Project No. P23-187 
 
SUMMARY 

Applicant’s Request: Adopt an amendment to Section 110.02 modifying an existing subsection, 
adding a new subsection (d) and renumbering another. 

Applicant: City of Port St. Lucie 

Application Type:  Text Amendment to City’s Business Regulations  

Project Planner: Marissa Da Breo-Latchman, Environmental Planner II 

 
 
Background 
This proposed amendment to Section 110.02 ‘Proximity to religious institution or school’ provides clarity 
on measuring the required 1,500’ separation between establishments that sell alcoholic beverages in 
multi-use commercial buildings/shopping plazas and religions institutions and schools. Proposed changes 
are provided in Exhibit A. 
 
 
 

STAFF RECOMMENDATION  
 
The Planning and Zoning Department staff finds the petition to be consistent with the intent and direction 

of the City’s comprehensive plan and recommends approval of the proposed amendment. 
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Exhibit “A” 

 
    Created: 2023-19-10 14:05:06 [EST] 

(Supp. No. 88) 

 
Page 1 of 1 

Sec. 110.02. Proximity to religious institution or school. 

 

(a) Except as provided in section 110.06, no license shall be granted to a vendor of alcoholic beverages 

whose place of business is or shall be within 1,500 feet of a school or religious institution. 

(b)  Any person entitled to a special license as of the effective date of this chapter, shall be exempt from the 

distance limits provided in sub-section (a) of this section. The limitations of sub-section (a) of this 

section shall apply to any person who shall become entitled to a special license after such effective date. 

However, the limitation of subsection (a) of this section shall not apply to any person who shall become 

entitled to a special restaurant license as defined by Section 561.20(2)(a)(4), Florida Statutes. 

(c)  Distance measurement. Except as provided in sub-section (d), Tthe distances specified in this section shall 

be determined by the horizontal distance measured in a straight line from the closest property line to 

the closest property line of the lot on which the proposed commercial establishment at which 

alcoholic beverages are present is located, without regard to intervening structures. In the ease of a multi-

use building located upon a single tract of land, the distance shall be measured by drawing a straight line 

between the outermost exterior wall of the unit within the multi-use building intended for use as a commercial 

establishment at which alcoholic beverages are present and the outermost wall of the unit of the religious 

institution or school.  

(d)  Where the alcoholic beverages vendor will be located in a multi-use commercial building or shopping 

plaza, the distance shall be measured by drawing a straight line between the outermost exterior wall 

of the unit where the alcoholic beverages vendor is located and the outermost wall of the religious 

institution or school. 

(d) (e) The limitations of subsection (a) of this section as they relate to schools shall not apply to vendors of 

malt beverages and wines containing alcohol no more than 22% by volume. 
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City-initiated Request 
Purpose:
 To clarify how the required separation (1,500’) between establishments in 

multi-use commercial buildings/shopping plaza and religious 
institutions/schools is determined.

 To distinguish between the measurement for single-use properties/structures. 
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Proposed Amendment

(c) Distance measurement. Except as provided in sub-section (d), Tthe distances specified in 
this section shall be determined by the horizontal distance measured in a straight line
from the closest property line to the closest property line of the lot on which the
proposed commercial establishment at which alcoholic beverages are present is located,
without regard to intervening structures. In the ease of a multi-use building located upon 
a single tract of land, the distance shall be measured by drawing a straight line between 
the outermost exterior wall of the unit within the multi-use building intended for use as a 
commercial establishment at which alcoholic beverages are present and the outermost 
wall of the unit of the religious institution or school. 

(d) Where the alcoholic beverages vendor will be located in a multi-use commercial building
or shopping plaza, the distance shall be measured by drawing a straight line between the
outermost exterior wall of the unit where the alcoholic beverages vendor is located and
the outermost wall of the religious institution or school.

(d) (e) The limitations of subsection (a) of this section as they relate to schools shall not apply
to vendors of malt beverages and wines containing alcohol no more than 22% by volume.
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Recommendation

The Planning and Zoning Department finds the 
proposed text amendment to be consistent with 
the intent and direction of the City’s comprehensive 
plan and recommends approval.
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City of Port St. Lucie

Agenda Summary
2023-1018

121 SW Port St. Lucie Blvd.
Port St. Lucie, Florida 34984

Agenda Date: 11/7/2023 Agenda Item No.: 7.c

Placement: Public Hearing - Non Quasi Judicial

Action Requested: Motion / Vote

P23-134 Toscana SLC, LLC - Small-Scale Comprehensive Plan Amendment
Location: 9871 S US Highway 1, south of Lyngate Drive and on the west side of US Highway 1

Legal Description: Second Replat of Tract E South Port St Lucie Unit 15, Tract 3.
This is a request to change the future land use designation of a 1.55 acres property from High Density
Residential/General Commercial/Open Space-Conservation (RH/CG/OSC) to High Density Residential/Service

Commercial (RH/CS).

Submitted By: Bethany Grubbs, Planner III

Executive Summary: The applicant is requesting approval of a small-scale Future Land Use Map amendment
for 1.55 acres from High Density Residential/General Commercial/Open Space-Conservation (RH/CG/OSC) to
High Density Residential/Service Commercial (RH/CS).

Presentation Information: Staff will provide a presentation.

Staff Recommendation: Move that the Board forward a recommendation of denial to City Council.

Alternate Recommendations:
1. Move that the Board amend the recommendation and recommend approval to City Council with

conditions.
2. Move that the Board recommend approval to City Council.

Background: See attached staff report.

Issues/Analysis: See the attached staff report.

Special Consideration: N/A

Location of Project: The subject property is located at 9871 S US Highway 1, south of Lyngate Drive and on the
west side of US Highway 1.

Attachments:
1. Staff Report
2. Application, Agent Authorization, Deed
3. Capacity Analyses
4. Traffic Study

City of Port St. Lucie Printed on 11/1/2023Page 1 of 2
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Agenda Date: 11/7/2023 Agenda Item No.: 7.c

5. Market Study
6. CRA Memo
7. Staff Presentation
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P23-134 Toscana SLC, LLC – Small-Scale Comprehensive Plan Amendment 

PLANNING AND ZONING BOARD STAFF REPORT  
November 7, 2023 Planning and Zoning Board Meeting 

 

 
 
Toscana SLC, LLC 
Small-Scale Comprehensive Plan Amendment 
P23-134 

 

 
Project Location Map 

 
SUMMARY 

Applicant’s Request: Small-Scale Future Land Use Map Amendment from High Density 
Residential/Commercial General/Open Space-Conservation 
(RH/CG/OSC) to High Density Residential/Service Commercial (RH/CS). 

Agent: Patti Tobin, HJA Design Studio, LLC 

Applicant/ Property Owner: Toscana SLC, LLC 

Location:  9871 S US Highway 1 

Project Planner: Bethany Grubbs, Planner III 
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Project Description 
The applicant is requesting approval of a small-scale Future Land Use Map amendment for 1.55 acres from 
High Density Residential/General Commercial/Open Space-Conservation (RH/CG/OSC) to High Density 
Residential/Service Commercial (RH/CS). The subject property is located at 9871 S US Highway 1, south of 
SE Lyngate Drive, east of SE Morningside Boulevard, and on the west side of S. US Highway 1.  

The overall Toscana at Port Saint Lucie PUD project is comprised of three parcels which include 252 
apartments on 14.59 acres and 2.3 acres of commercial development. This application is specific to Tract 
3. The subject 1.55-acre commercial property is adjacent to the abovementioned apartments. The RH 
designation shall remain with Tract 3 as the density was included to achieve the 252-unit count for the 
apartments. The property has a concurrent Planned Unit Development (PUD) Amendment application to 
allow self-storage facilities as a permitted use on Commercial Parcel 2, which is dependent on the approval 
of this small-scale comprehensive plan amendment. The proposed CS land use is intended to 
accommodate a four-story, 94,461 gross square foot self-storage facility. The facility will have a 3,000 
square foot commercial component on the first floor.  

Previous Actions and Prior Reviews 
N/A 
 
Public Notice Requirements  
Per Sec 151.06 of the City’s Zoning Code, a mailed notification of public hearing has been provided to 
property owners within 750 feet of the parcel and a copy of the notice has been kept available for public 
inspection during regular business hours.  

Location and Site Information  

Parcel Number: 4401-714-0004-000-3 

Property Size: 1.55 acres 

Legal Description: Second Replat of Tract E South Port St Lucie Unit 15 Tract 3 

Existing Future Land Use: 
High Density Residential/Commercial General/Open Space-Conservation 
(RH/CG/OSC) 

Existing Zoning: Planned Unit Development (PUD) 

Existing Use: Vacant 

Requested Future Land 
Use: 

High Density Residential/Service Commercial (RH/CS) 

Proposed Use: Self-Storage Facility 

 
Surrounding Uses 

Direction Future Land Use Zoning Existing Use 

North 
CG & OSC CG & OSC 

Assisted living facility, retail 
and office uses 

South CG CG  Church 

East 
ROI P 

U. S. #1, medical and business 
offices 

West OSC & PUD OSC & RH/CG/OSC Apartment complex 
OSC - Open Space Conservation 

ROI - Residential, Office, Institutional 

CG - Commercial General 

PUD - Planned Unit Development 

 P – Professional 

 RH/CG/OSC - High Density Residential/Commercial General/Open Space-Conservation 
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Future Land Use Map 
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Zoning Map 
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COMPREHENSIVE PLAN REVIEW AND ANALYSIS 

Applicant’s Justification Statement:  The existing future land use designations of the entire Toscana PUD 
project site (16.89 acres) are High Density Residential/Commercial General/Open Space Conservation 
(RH/CG/OSC). This application proposes to amend the future land use map amendment for the 1.55 acres 
to include High Density Residential/Commercial Service (RH/CS). The proposed land use will allow for a 
self-storage facility. The zoning is Planned Unit Development (PUD) and that PUD will be amended to 
reference the proposed use and architecture of the building. 

Land Use Consistency:  The applicant is proposing a small-scale Future Land Use Map Amendment from 
High Density Residential/General Commercial/Open Space-Conservation (RH/CG/OSC) to High Density 
Residential/Service Commercial (RH/CS) for 1.55 acres. The intent of the land use change is to 
accommodate a 94,461 gross square foot self-storage facility with a 3,000 square foot commercial 
component on the first floor.  

The project is located within the Community Redevelopment Area (CRA) US 1 Corridor.  As originally 
proposed, the overall Toscana development was in line with CRA Master Plan Goals and Objectives by 
promoting business investment and economic development within the CRA US 1 Corridor, and the 
residential portion addressed the Plan’s suggestion of allowing for a greater diversity of residential types 
within this area. However, the recently requested changes to the PUD are not in line with the Plan’s Goals 
and Objectives. With the pending redevelopment of City Center, commercial uses along the US 1 Corridor 
would be best suited as restaurants/retail to compliment the revitalized corridor and provide additional 
entertainment options for adjacent residents. In fact, the City Center redevelopment will likely generate 
an increased demand for retail uses along this important corridor. The PUD amendment application 
mentions creating a project that promotes walkability, however a self-storage facility does not promote 
walkability. In fact, self-storage facilities are often associated with additional truck traffic and/or other 
vehicles that are needed to move items to and from the storage facility. CRA staff believes self-
storage/warehouse uses such as the one proposed would be best situated off the main US 1 Corridor. 
Therefore, the CRA cannot support the applications, as proposed (see attached memo). 

In the city limits, the CS land use is generally found in more industrial locations, tucked away on collector 
roads, and not on the city’s main corridor where redevelopment is occurring. The current land use of CG 
is more appropriate for this location. According to Policy 1.1.4.2 of the City’s Comprehensive Plan, the 
difference between the two commercial land uses is that Commercial General (CG) is designated to 
accommodate general retail sales and services with restrictions on heavy vehicular sales, services, 
wholesale, warehouse uses, outdoor storage, or other nuisance uses, and Commercial Service (CS) is 
intended for the most intensive commercial development including wholesale, warehouses, vehicle sales, 
lumber yards, etc. Adequate buffering is required based on site plan reviews.  

Furthermore, the land use change is not aligned with the Toscana PUD project vision, which states, 
“…....…The retail areas may offer new choices and direct access to shopping, dining, and entertainment for 
nearby residents.” The commercial tract will not offer the above referenced services if it is constructed 
with a self-storage facility.  

The future land use map amendment application is not supported by and does not further the following 
policies of the comprehensive plan:  

 Policy 1.1.7.3: Encourage commercial and mixed-use nodes at or near arterial intersections and 
utilize urban design standards and techniques to beautify and enhance community appearance 
along major corridors. 
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 Policy 1.1.10.2: The City may continue implementation of the Community Redevelopment Area 
(CRA) Master Plan including support for City Center and development of a variety of mixed use, 
commercial, office, residential and recreational uses in the CRA. 

 Policy 1.1.11.1: Transit supportive development and redevelopment may be encouraged along 
existing and proposed transit routes. Site design guidelines may be developed in the City’s update 
to the land development regulations. 

Adequate Public Facilities Review (Objective 1.1.3) The project has been reviewed for consistency with the 
adopted level of service standards in the Comprehensive Plan based on the most intense use that would be 
allowed for the land use classification and documented as follows:  
 

Potable Water/Sanitary Sewer:  The City of Port St. Lucie Utility Systems Department will be the 
provider of water and sewer service to the property. With a change in the future land use designation, 
potable water and wastewater demand by is not expected to change.  The Comprehensive Plan Policy 
4.D.1.2.1 establishes 125 gallons per day per 1,000 square feet for commercial uses.   
 

Projected water and wastewater demand for both existing and future land use categories are listed below: 

Water and Wastewater Calculations by Land Use 

Future Land Use Acreage 
Maximum 

Development 
Level of Service 

Projected Demand 

Potable Water 
(gpd) 

Projected Demand 

Wastewater 

(85% of potable 
water rate) (gpd) 

CG 
(Existing) 

1.55 
27,007 
(40%) 

125 gpd/1,000 
SF 

3,376 2,870 

      

CS 
(Proposed) 

1.55 
27,007 
(40%) 

125 gpd/1,000 
SF 

3,376 2,870 

Projected No 
NET CHANGE in 

demand 

 
 

 
(-/+) 0 gallons (-/+) 0 gallons 

 

The proposed future land use amendment would potentially result in not net change in water and 

wastewater demand. Existing and planned facilities will be available to serve the area. 

Transportation: To determine the net change in trip potential due to the requested Future Land Use 
Map change for the 1.55-acre site, the theoretical maximum intensities/densities for the existing 
designations and proposed designations were identified and documented as follows: 

Existing Future 
Land Use 

Acreage 
Maximum 
Coverage 

Trip Generation Average Rate 
(ITE Code) 

Average Daily 
Trips 

PM Peak 
Hour 

CG 1.55 
27,007 
(40%) 

Strip Retail Plaza 
(ITE Code 822) 

1,369 158 

        

Proposed Future 
Land Use 

Acre 
Maximum 
Coverage 

Trip Generation Average Rate 
(ITE Code) 

Average Daily 
Trips 

PM Peak 
Hour 

CS 1.55 
27,007 
(40%) 

Strip Retail Plaza 
(ITE Code 822) 

1,369 158 
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The proposed project is not expected to have an adverse impact on traffic impact, since the proposed land 
use will have no net change in the Average Annual Daily Traffic (AADT). There are not expected to be any 
adverse impacts on the transportation level of service for the adjacent roads. The commercial parcel shall 
have one access point off the 50 foot shared access easement which provides ingress and egress to S. US 
Highway 1. 

Parks/Open Space:  Not applicable. The property is not entitled for any additional residential density.   
 
Stormwater:  The project will include a paving and drainage plan that is in compliance with the adopted 
level of service standard. 

Solid Waste: Solid waste impacts are measured and planned based on population projections on an 
annual basis.  There is adequate capacity available.  
 
Public School Concurrency Analysis:  Not applicable. The property is not entitled for any additional 
residential density. 

Environmental:   The subject property has been cleared. The overall Toscana PUD project had 9.3 acres 
of native upland habitat.  Chapter 157, Natural Resources Protection Ordinance requires the protection 
of 25% of native upland habitat.  2.3 acres of upland habitat was required to be preserved or mitigated.  
There is 0.64 acres of upland habitat in the Open Space Conservation (OSC) tract that was preserved 
with a 50-foot buffer along Morningside Boulevard and was used for part of the mitigation 
requirement.  1.68 acres was mitigated by contributing to the Conservation Trust Fund.   

Flood Zone:  The flood map for the selected area is number 12111C0291K and is located in Zone X.  
Zone X is determined to be located outside the 100-year and 500-year floodplains.  

Fire District:   The nearest St. Lucie County Fire District station is Station 5 (2288 SE Delano Road).  The 
St. Lucie Fire District does not list response times for each individual station because of the necessity 
of responding with another station.  

Police: The department’s general response time to an emergency call for service within the city limits 
is approximately 6-7 minutes for emergency calls. This proposed comprehensive plan is not expected 
to adversely impact that response time.  

 

Policy 1.1.7.1: Future Land Use Map Amendment will be reviewed based on consistency with the goals, 
objectives, and policies of all elements of the comprehensive plan and other considerations such as: 
 

 Consistent with criteria (Y/N or N/A) 

Satisfy a deficiency or mix of uses in the Plan map N 

Accommodate projected population or economic growth of the City N 

Diversify the housing choices in the City N 

Enhance or impede provision of services at adopted LOS Standards Neither enhance nor impede adopted 
LOS 

Compatibility with abutting and nearby land uses N 

Enhance or degrade environmental resources Neither enhance nor degrade 
environmental resources 

Job creation within the targeted industry list N 
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STAFF RECOMMENDATION  

 
The Planning and Zoning Department recommends denial of the proposed comprehensive plan 
amendment. 
 
 
Planning and Zoning Board Action Options: 

 Motion to recommend denial to the City Council 

 Motion to recommend approval to the City Council with conditions 

 Motion to recommend approval to the City Council 
 

Please note: Should the Board need further clarification or information from either the applicant and/or 
staff, it may exercise the right to table or continue the hearing or review to a future meeting. 
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REVISED (08.16.23) 
                    
 

 
July 6, 2023  
 
Ms. Mary Savage-Dunham, AICP 
Director of Planning & Zoning  
City of Port St. Lucie 
121 S.W. Port St. Lucie Blvd.  
Port St. Lucie   FL  34984  
                                                                                                                  Our ref. # 2022-10 
 

RE:  Comprehensive Plan Amendment – Toscana SLC LLC, U.S. Hwy 1 - 1.55 acres 
 
Dear Ms. Savage-Dunham:   
 
Please accept this letter and the enclosed materials for our Comprehensive Plan Amendment 
application for 1.55-acre site from RH (Residential, High Density)/CG (Commercial 
General)/OSC (Open Space Conservation) to RH/CS (Residential, High Density/Commercial 
Service) for property located on the west side of S. U. S. Hwy. 1, south of SE Lyngate Drive, 
and east of SE Morningside Boulevard.  As required the following items have been uploaded 
to the City’s Fusion program: 
 

1. Completed application  
2. Check made out to the City of PSL in the amount of $4,465.00. 
3. Cover letter 
4. Agent authorization letter, if applicable 
5. Deed(s) 
6. Survey 
7. Location map 
8. FEMA flood plain information 
9. Environmental Assessment Report 
10. Florida Land Use and Cover Classification System (FLUCCS) map 
11. Traffic analysis 
12. Market study (commercial categories only) 
13. Capacity analysis, locations and service descriptions for the following public 

services: water and sewer, solid waste, drainage, fire and emergency services, 
and police. 

Following your review of the application please let us know if you need any additional copies 
or have any questions. Thank you for your assistance with this application. We look forward 
to working with you and your staff.  
 
Sincerely, 
 
 
 
Michael Houston ASLA 
HJA Design Studio, LLC 
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Justification Statement (Revised) 
 

Toscana SLC LLC – Comprehensive Plan Amendment for 1.55 acres 
(Parcel 3, Second Replat of Tract “E” South Port St. Lucie Unit Fifteen) 

 
The Toscana project is located on the west side of S. U. S. Hwy 1, east of SE Morningside 
Boulevard, and south of SE Lyngate Drive. The overall project includes 252 luxury 
apartments on 14.59 acres and 2.3 acres of commercial development. This 1.55-acre 
commercial property is adjacent to the abovementioned apartments and in close proximity 
to the hospital, medical and business offices, MIDFLORIDA Event Center and other 
apartment complexes. 
    
 
The existing future land use designations of the entire site (16.89 acres) site are RH 
(Residential, High Density)/CG (Commercial General)/OSC (Open Space Conservation).  
This application proposes to amend the future land use map amendment for the 1.55 acres 
to include are RH (Residential, High Density)/Commercial Services (RH/CS).  The 
proposed land use will allow for a self-storage facility with retail uses on the 1.55-acre 
parcel.  The zoning is Planned Unit Development (PUD) and that PUD will be amended to 
reference the proposed use and architecture of the building.  
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JUSTIFICATION STATEMENT FOR A 
COMPREHENSIVE PLAN AMENDMENT TO INCLUDE THE COMMERCIAL SERVICE (CS) 

FUTURE LAND USE DESIGNATION FOR  
PARCEL 3, SECOND REPLAT OF TRACT “E” SOUTH PORT ST. LUCIE UNIT FIFTEEN 

 
Site Information 
The subject property is 1.55 acres and is located on the west side of South U.S. Highway 1 and the 
east side of SE Morningside Blvd, just south of SE Lyngate Dr.  The property currently has existing 
future land use designations of RH (Residential, High Density)/CG (Commercial General)/OSC 
(Conservation Open Space).   This request would amend the future land ise designation to 
Residential, High Density/Commercial Service (RH/CS). 
 
The development is to be comprised of 4-story storage building with 94,661 square feet.  The 
facility will provide the area, including the recently constructed apartments and the medical and 
business offices in the vicinity with self-storage. This site is in close proximity to many jobs, 
community activities such as the Port St. Lucie Civic Center and miles from the Treasure Coast 
beaches.    
 
There are two access points into the project are proposed off of U.S. Highway 1. The project’s 
northerly most entrance will be a shared access with Atria Port St. Lucie to the north of the site. 
Approximately 385’ south of the north access is the main entrance to the commercial parcels and 
the arrival drive to the multi-family clubhouse.      
 
A public transit stop exists 0.15 miles north of the site at the intersection of SE Lyngate Drive and 
South U.S. Highway 1. Another transit stop is located 0.75 mile south of the site, across South U.S. 
Highway 1 on Jennings Rd.  
 
Over 50% of the site has been allocated for Open Space. The landscape buffers widths vary. The 
east landscape buffer is 10 feet wide, the north buffer is 25 feet wide, the west side of the site 
has a 50 foot wide native buffer will be preserved along SE Morningside Blvd and the south 
landscape buffer is 30 feet. 
 
Proposed Development Uses:  The Toscana at Port Saint Lucie PUD is a residential multifamily 
community. The 14.59 acre community will include several compatible such as recreation areas, 
lake tracts, preservation areas and open space.  There will be 2.3 acres of general commercial 
development. 
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oF   ,   
Port St.  Lucie Police Department

0"; erzittO)fr....\•
February 23, 2023

FL IJ"

Patti Tobin, Project Manager

o..=, HJA Design Studio
y 50 E. Ocean Boulevard

67)
Suite 101

o. V. 

Stuart, Florida 34994
CITY OF PORT ST LUCIE

Subject:   Toscana Project: Comprehensive Plan Amendment

Capacity Letterfor Police Protection
John A. Bolduc

r
Chief of Police

Dear in,

www.cityofpsl. com

Allow this capacity letter to serve as the Port St. Lucie Police Department's assurance that this
agency will afford police protection at the projected development of which your firm, HJA

Headquarters Design Studio, represents. More specifically, the comprehensive plan amendment for the
772) 871- 5001 Toscana project, whereas the property owner desires to add a future land use designation to the

772) 871- 5251/ Facsimile property to ultimately allow self-storage as a permitted use on the southern commercial piece.
772) 871- 5029/Hearing Impaired

The property is in the City of Port St. Lucie, on U.S. Highway 1, between S. E. Lyngate Drive
121 S. W. Port St. Lucie Boulevard

and S. E. Jennings Road. Theparcel identification numbers for the propertyare 4401- 714- 0001-Port St. Lucie, FL 34984 g

000-2, 4401- 714-0002-000- 9, 4401- 714- 0003- 000- 6, and 4401- 714- 0004-000- 3.

The Port St. Lucie Police Department is a full-service agency established in 1980 and is an
accredited agency, both nationally and state. Our agency currently serves over 224,900
residents in over 120 square miles in St. Lucie County on Florida's east coast, about 50 miles
north of West Palm Beach, halfway between Miami and Orlando.

The department's general response time to an emergency call for service within the city limits is
generally six to seven minutes. Our department has one facility at 121 S. W. Port St. Lucie
Boulevard, which intersects with S. W. Airoso Boulevard.

The department has an authorized sworn staff of 287 law enforcement officers, 68 civilian
employees, and 12 animal control officers. Currently, the ratio of officers per thousand
residents is 1. 16. Our department prides itself on a culture of prevention rather than reaction.
Due to this positive mindset and our Stratified Policing concepts, our department has remained
one of Florida's safest cities for a population of over 75, 000 residents for seven years and again
for over 100,000 for 12 consecutive years.

Should you require further information about your proposed residential community, don't
hesitate to contact my office at 772- 344-4278.

Sincerely,

An Equal Opportunity Employer41_,    
11//—,---

John A. Bolduc

rip     }5 _  Chiefof Police

An Internationally Accredited
Law Enforcement Agency
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Melissa Jungjohan

From:    Patti Tobin < ptobin@hjadstudio.com>

Sent:     Friday, February 17, 2023 12:02 PM
To:       Melissa Jungjohan

Subject: Toscana Project - Comp Plan Amendment
Attachments:  Capacity- Police.pdf

Follow Up Flag:       Follow up

Flag Status:    Flagged

Melissa,

Hi there! Hope you' re doing well. I am working on a comprehensive Plan amendment for the Toscana project. The

property owner desires to add a future land use designation to the property to ultimately allow self-storage as a
permitted use on the southern commercial piece.

This application requires the submittal of a capacity letter for police protection. I have attached the capacity letter
prepared in 2019. The parcel identification numbers for the property are 4401- 714-0001- 000- 2, 4401- 714-0002-000-9,
4401- 714-0003-000-6 and 4401-714-0004-000-3.

My goal is to submit this comp plan amendment by the end of the month, if possible. If you have any questions, feel
free to contact me. Thanks for your help.

Sincerely,
Patti Tobin

Project Manager

Follow us on Facebook!

0) 772-678-7200 Ext 212

HJA Design Studio
50 E. Ocean Blvd., Suite 101

Stuart, Florida 34994

http://www.hjadesignstudio. com
ptobinhjadstudio.com

1
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 CITY OF PORT ST. LUCIE 

        Public Works Department 

                    Accredited Agency – American Public Works Association 

 

 

 

 

February 22, 2023         Sent via email: 

           ptobin@hjadstudio.com 

 

 

Michael Houston 

HJA Design Studio 

50 E. Ocean Blvd., Suite 101 

Stuart, FL 34994 

 

 

Re:  Toscana Development  

 Authorization to Discharge into City B-5 Canal 

  

Dear Mr. Houston: 

 

The City of Port St. Lucie owns the stormwater canal B-5 located on the south side of the proposed Toscana 

Development on Parcel Id’s 4401-714-0001-000-2, 4401-714-0002-000-9, 4401-714-0003-000-6 and 4401-

714-0004-000-3. If a South Florida Water Management District permit is granted for the development of this 

site, the City of Port St. Lucie dhas no objections allowing the Stormwater discharge into the Stormwater 

canal, provided the project’s Stormwater management system meets the required drainage standards. 

 

Should you have any questions regarding this information, please do not hesitate to contact our office. 

 

Sincerely, 

 

 

 

Colt Schwerdt, P.E. 

Assistant Public Works Director 
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06/16/2022 Page 1 of 1    PSLUSD Doc. No. 101B 

 

PORT ST. LUCIE 

UTILITY SYSTEMS DEPARTMENT 

1001 SE Prineville Street 

Port St. Lucie, FL 34983 

(772) 873-6400  

utility.cityofpsl.com                                                 Kevin R. Matyjaszek, Director 

 

February 21, 2023         Via e-mail: ptobin@hjadstudio.com  

     

 

Michael Houston  

HJA Design Studio  

50 E. Ocean Blvd., Suite 101  

Stuart, Florida 34994 

 

 

Re: Proposed project for 5312: The Mason Toscana at Port St. Lucie project for 

Parcel 4401-714-0004-000-3 

 

 Water and Sewer Availability 

  

 

Dear Mr Houston: 

 

Regarding your request dated February 21, 2023; this is to confirm that the referenced project is within 

the City of Port St. Lucie Utility Systems Department service area. A public water main and a public 

sewer line are adjacent to the above property.  Attached is some recent treatment plant capacity data for 

your use. 

 

Please be advised that water and sewer system extensions may be required to serve the property. 

                                                                                

This should not be construed as a commitment to provide service until approvals by all regulatory 

agencies have been obtained; construction plans are approved; a Service Agreement has been fully 

executed; and all applicable fees have been paid to the City of Port St. Lucie Utility Systems Department.  

 

Should you have any questions or require additional information, please feel free to contact our office by 

my email indicated with this letter. 

 

Sincerely, 

 

 

 

Matthew Reaver, P.E. 

Professional Engineer 

 

c: Kevin Matyjaszek, Utility Director 

 Laney Southerly, P.E., Utility Engineering Manager 

 Michele Holler, BSOM, Project Manager 

 File 

 

Att: Latest Data form for Plant Capacity 
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PORT ST. LUCIE 
UTILITY SYSTEMS DEPARTMENT 
1001 SE Prineville Street  
Port St. Lucie, FL 34983 
(772) 873-6400  
utility.cityofpsl.com                                                 Kevin R. Matyjaszek, Director 

 

 
DATA SHEET FOR PERMIT APPLICANTS 

December 2022 
 
Please refer to the following information when completing Part I G-H and Part III B of FDEP Notice Of Intent To Use 
the General Permit For Construction Of Water Main Extensions For PWSs, DEP Form 62-555.900(7). 
  
Part I. General Project Information 
 

G. Public Water System (PWS) Supplying Water to Project: 
 
 PWS Name: PRINEVILLE /JEA WATER TREATMENT PLANT 
 PWS Identification No.: 4560954-01, 02 
 PWS Type:  Community  
 PWS Owner: City of Port St. Lucie Utility Systems Department  
 Contact Person: Kevin Matyjaszek 
 Title: Director 
 Mailing Address: 1001 SE Prineville Street 
  Port St. Lucie, FL 34983 
 Telephone Number: (772) 873-6400 
 Fax Number: (772) 873-6405 
 E-Mail Address: KMatyjaszek@cityofpsl.com 
        
       H.  Public Water System (PWS) that Will Own Project After It Is Placed into Permanent Operation  
 
  PWS Name: PRINEVILLE/PSLU JEA WATER TREATMENT PLANTS 
  PWS Identification No.: 4560954-03 
  PWS Type: Community  
  PWS Owner: City of Port St. Lucie Utility Systems Department  
  Contact Person: Kevin Matyjaszek 
  Title: Director 
  Mailing Address: 1001 SE Prineville Street 
   Port St. Lucie, FL 34983 
  Telephone Number: (772) 873-6400 
  Fax Number: (772) 873-6405 
  E-Mail Address: KMatyjaszek@cityofpsl.com 
 
Part III.  Certifications  
 
 B.  Certification by PWS Supplying Water to Project 
 
  Name(s) of Water Treatment Plant(s) to Which this Project Will Be Connected: 
 
   Prineville /PSLU JEA Water Treatment Plant 
   
        Total Permitted Maximum Day Operating Capacity of Plant(s):  41,650,000 gpd 
 
   Total Maximum Day Flow at Plant(s) as Recorded on Monthly 
   Operating Reports During Past 12 Months:    23,430,000 gpd 
 
  C.  Certification by PWS that Will Own Project After It Is Placed into Permanent Operation 
 
         This section is to be prepared for the signature of Kevin Matyjaszek, Utility Systems Director. 
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Data Sheet for Permit Applicants 
Page 2 
 
 
Please refer to the following information when completing Part III (3) of FDEP Notification /Application For 
Constructing A Domestic Wastewater Collection/Transmission System, DEP Form 62-604.300(8)(a). 
 
 
GLADES WASTEWATER TREATMENT PLANT 
 
City of Port St. Lucie 
St. Lucie County 
 System Owner  City of Port St. Lucie Utility Systems Department 
 FDEP Facility ID #  FLA326321 
 FDEP Permit #  FLA326321     (Expiration Date 04/01/24)  
 Maximum Monthly Average Daily Flow   
   (last twelve months)  6.226  mgd  
 Maximum Three-Month Avg. Daily Flow  
   (last twelve months)  6.150 mgd 
 Current Permitted Capacity    12.0 mgd (TMADF) 
 Current Outstanding Committed Flows  0.742 mgd  
 
 
WESTPORT WASTEWATER TREATMENT PLANT 
 
City of Port St. Lucie 
St. Lucie County  
 System Owner City of Port St. Lucie Utility Systems Department 
 FDEP Facility ID #  FLA139653 
 FDEP Permit # FLA139653     (Expiration Date 09/17/25) 
 Maximum Monthly Average Daily Flow    
   (last twelve months) 5.791 mgd 
 Maximum Three-Month Avg. Daily Flow  
   (last twelve months) 5.717 mgd 
 Current Permitted Capacity   6.00 mgd (TMADF) 
 Current Outstanding Committed Flows 0.096 mgd  
 
 
The permit application is to be prepared, Part III, (2) & (3), for the signature of: 
  

Kevin Matyjaszek, Utility Systems Director 
 1001 SE Prineville Street 
 Port St. Lucie, FL 34983 
 Phone: (772) 873-6400, Fax: (772) 873-6405 

E-mail: KMatyjaszek@cityofpsl.com 
 
Should you have any questions or require additional information, please contact Joe Presti at (772) 873-6450, or by E-mail at 
Jpresti@cityofpsl.com. 
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This is a 5-mile study area which provides sufficient population and competition to formulate this 
trading area.  

  

There are 131,523 people with a median household income of $63,007 and growth of 5.6%. The 
population and income are good, the growth is almost double the national average of 3%. There is Est 
growth of 1.8% in a 1-mile radius of the site.  

 

On page 11 and 12 you will see the open capacity in a 3 mile and 5-mile radius for another storage 
facility Est square footage. Open capacity is determined by taking the total net rentable sqft overlap into 
the market (cannibalized market) and subtracting the total market size. Market size is determined by 
population x 8 sqft per person.  

 

In the 3-mile radius page 10 its shows the market has an open capacity for 290,592 sqft and based on 
the Est population increase the market would have an open capacity of 306,363 sqft. In the 5 miles 
shown on page 11 the market has an open capacity for storage of 667,936 sqft and with the increase in 
population the market has room for an Est 726,741 sqft.  

 This shows that the market is drastically under supplied for self-storage.     

 

Port St. Lucie is expected to continue growing as young families and baby boomers continue to move to 
the area.   The people moving to the area come from larger urban areas and are familiar with a 
particular product when it involves self-storage.  They want new climate-controlled facilities that have 
style and features.   

The overall supply of storage is incredibly low.  The incoming population needs more self-storage.   

This project will provide the current and incoming community with the self-storage product they are 
accepting.  Additional land will be available to provide a restaurant site, making the location a 
destination for the community.   

This project will be an asset in good standing for years to come to the Port St. Lucie area.   
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0 - 1 mi 0 - 3 mi 0 - 5 mi 0 - 1 mi 0 - 3 mi 0 - 5 mi
2023 Population 9,299                 57,886               131,523             Highschool Grad or less 47.7% 43.6% 41.3%

Business Name Address Dist. (mi) Population Benchmark 10,000               50,000               100,000             Some College, no degree 21.6% 24.4% 23.3%
Devon Self Storage 3737 SE Jennings Rd 0.72 Difference (701)                   7,886                 31,523                College Degree 19.2% 20.5% 22.7%
Life Storage 10725 S Federal Hwy 1.18 Higher Education 6.9% 6.6% 8.1%
StorQuest Self Storage 1547 SE Village Green Dr 1.62 Median Household Income $53,151 $58,778 $63,007
Extra Space 8531 S US Highway 1 2.32 Income Benchmark $50,000 $50,000 $50,000
A+ Storage 8350 S. US Hwy 1 2.45 Difference $3,151 $8,778 $13,007
CubeSmart 7680 Us-1 3.17 2023 Households 3,958                 25,058               53,842                
Snapbox 1849 SW South Macedo Blvd 4.14 2023 Avg. Household Size 2.28 2.29 2.43
Extra Space 1990 NW Federal Hwy 1 4.18 2023 Renter-Occupied  Units 1,679 (42.4%) 1,679 (24.7%) 1,679 (23.7%) 
Prime Storage 528 NE Jensen Beach Blvd 4.20

Prime Storage 605 Kitterman Rd 4.54 Population Growth 2000-2010 10.7% 21.7% 29.9%

Your Place for Space 656 Nw Buck Hendry Way 4.65 Population Growth 2010-2023 14.4% 17.0% 20.6%

Devon Self Storage 600 NW Airoso Blvd 4.83 Population Growth 2023-2028 1.8% 3.4% 5.6%

Population Growth 2028-2033 5.8% 6.6% 7.6%

0 - 1 mi 0 - 3 mi 0 - 5 mi

0-3 min 0-5 min 0-10 min White 55.0% 67.9% 65.7%
   2023 Population 5,986                 18,117               67,520                Black 16.8% 10.9% 12.2%
   Population Benchmark 10,000               50,000               100,000             Asian 2.8% 2.3% 2.0%

Difference (4,014)               (31,883)             (32,480)              Hispanic 21.4% 16.1% 17.2%

Name Address Dist. (mi) Other 3.9% 2.9% 2.9%
Publix 9100 S Us Highway 1 1.16 Median Household Income $50,883 $53,362 $59,942
Walmart 10855 S Us Highway 1 1.42 Income Benchmark $50,000 $50,000 $50,000
Publix 1125 Se Port St Lucie Blvd 1.47 Difference $3,151 $3,362 $9,942
Publix 4231 Nw Federal Hwy 2.15 2023 Households 2,585                 7,712                 29,144                
Lowe's 4100 Northwest Federal H 2.38 2023 Avg. Household Size 2.21 2.30 2.30
The Home Depot 3451 Nw Federal Hwy 2.97 2023 Renter-Occupied Units 1,679 (46.3%) 1,679 (34.3%) 1,679 (26.0%) 
Publix 7576 S Us Highway 1 3.41

Target 2650 Nw Federal Hwy 3.62 Population Growth 2000-2010 8.3% 15.0% 25.7%

Publix 1501 Nw Federal Hwy 4.70 Population Growth 2010-2023 18.9% 16.3% 18.1%

Publix 1780 Ne Jensen Beach Blvd 5.17 Population Growth 2023-2028 1.8% 1.8% 4.3%

Population Growth 2028-2033 5.8% 5.8% 6.9%

0 - 1 mi 0 - 3 mi

Avg. Household Income $66,838 $72,796 0 - 1 mi 0 - 3 mi 0 - 5 mi 0 - 1 mi 0 - 3 mi 0 - 5 mi

Med. Household Income $53,151 $58,778 Agr, frstry, hunt, mining/const 442                    2,382                 6,174                  < $ 50 K 34 694 863

Manufacturing 122                    1,244                 3,313                  $ 50-80 K 16 419 522

Wholesale & retail trade 785                    4,677                 10,106                $ 80-100 K 1 220 307

Transp, warehousing, & util 163                    1,952                 4,371                  $ 100-150 K 10 498 709

Information 59                       402                    1,223                  $ 150-200 K 84 474 781

Finance, insur, RE & lease 131                    1,339                 2,947                  $ 200-250 K 133 758 1,221

Prof, sci, mgmt, & admin 607                    2,778                 7,278                  $ 250-300 K 119 719 1,510

Educ, health & social services 1,117                 5,786                 14,433                $ 300-400 K 273 1,587 3,357

Arts, ent, rec, accom & food 575                    2,796                 6,032                  $ 400-500 K 536 3,042 6,298

Other services (ex pub admin) 297                    1,669                 3,375                  $ 500-750 K 745 6,225 14,073

$ 750 K + 293 4,011 10,131

0 - 1 mi 0 - 3 mi 0 - 5 mi

Under $10,000 1,337                 7,592                 16,069                

$10,000 to $24,999 267                    1,599                 3,406                  

$25,000 to $49,999 276                    1,734                 3,717                  

$50,000 to $99,999 409                    2,662                 5,705                  

$100,000 to $249,999 696                    4,675                 10,057                

$250,000 and Over 973                    6,796                 14,888                

0 - 1 mi 0 - 3 mi

Avg. Employee Salary $58,509 $50,690

Med. Employee Salary $45,558 $42,398

Population - Radius

Number of Households by Household Income 0 - 3 mi

Top 10 Closest Retailers

Closest Self-storage Facilities 0 - 5 mi

Employee Salaries

0 - 1 mi

Household Income & Employee Salary
Number of Housing Units by Value

0 - 3 mi

Employed Population by Industry

Household ValueIndustry Employees & Dwellings

Households by Wealth

% Population by Race

0 - 3 mi

0 - 3 mi

Population & Household Summary

Study Area
9850 S U.S. Hwy 1, Port St. Lucie, FL 34952

Education & RaceMarket Snapshot
% Population by Educational Attainment (Age 25+)Number of self-storage facilities within 0 - 5 mi 12

Population - Drivetime

694

419 220 498

474

758

719

1,587

3,0426,225

4,011

< $ 50 K

$ 50-80 K

$ 80-100 K

$ 100-150 K

$ 150-200 K

$ 200-250 K

$ 250-300 K

$ 300-400 K

$ 400-500 K

$ 500-750 K

$ 750 K +

68%

11%

2% 16%

3% White

Black

Asian

Hispanic

Other

0

5,000

10,000

15,000

20,000
0 - 1 mi 0 - 3 mi 0 - 5 mi

44%

24%

21%
7%

Highschool Grad or less

Some College, no degree

College Degree

Higher Education

8,489

2,292
5,040

3,713

3,679

1,208

357 280

Less than $40,000 $40,000 to $50,000

$50,000 to $75,000 $75,000 to $100,000

$100,000 to $150,000 $150,000 to $200,000

$200,000 to $250,000 Greater than $250,000

Powered by Sitewise Pro Data Source: STI PopStats
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Count % Count % Count % Count % Count % Count %

Total Population

2000 Census 7,339 40,639 83,986 4,646 13,551 45,481

2010 Census 8,126 49,455 109,082 5,034 15,584 57,179

2023 Estimate 9,299 57,886 131,523 5,986 18,117 67,520

2028 Projection 9,466 59,857 138,874 6,093 18,439 70,412

2033 Forecast 10,018 63,835 149,441 6,445 19,516 75,284

Population Growth

Population Growth 2000-2010 10.73% 21.69% 29.88% 8.35% 15.00% 25.72%

Population Growth 2010-2023 14.43% 17.05% 20.57% 18.91% 16.25% 18.08%

Population Growth 2023-2028 1.80% 3.41% 5.59% 1.79% 1.78% 4.28%

Population Growth 2028-2033 5.83% 6.65% 7.61% 5.77% 5.84% 6.92%

Population by Race 9,299                   57,886                131,523              5,986                   18,117                67,520                

White 5,115                   55.0% 39,281                67.9% 86,453                65.7% 3,140                   52.5% 11,240                62.0% 45,790                67.8%

Black 1,566                   16.8% 6,294                   10.9% 16,105                12.2% 1,062                   17.7% 2,311                   12.8% 7,544                   11.2%

Asian 262                      2.8% 1,309                   2.3% 2,582                   2.0% 167                      2.8% 410                      2.3% 1,481                   2.2%

Hispanic 1,992                   21.4% 9,340                   16.1% 22,588                17.2% 1,415                   23.6% 3,611                   19.9% 10,757                15.9%

Other 364                      3.9% 1,661                   2.9% 3,795                   2.9% 203                      3.4% 544                      3.0% 1,948                   2.9%

Population by Ethnicity 9,299 57,886 131,523 5,986 18,117 67,520

America 738 7.9% 5,117 8.8% 14,514 11.0% 476 7.9% 1,498 8.3% 6,439 9.5%

Hispanic 1,992 21.4% 9,340 16.1% 22,588 17.2% 1,415 23.6% 3,611 19.9% 10,757 15.9%

Asian 262 2.8% 1,309 2.3% 2,582 2.0% 167 2.8% 410 2.3% 1,481 2.2%

European 2,484 26.7% 21,640 37.4% 46,911 35.7% 1,470 24.6% 5,833 32.2% 25,341 37.5%

Middle Eastern 41 0.4% 199 0.3% 513 0.4% 22 0.4% 81 0.4% 239 0.4%

Other Ethnicity 2,398 25.8% 12,666 21.9% 27,170 20.7% 1,514 25.3% 4,302 23.7% 14,220 21.1%

Unclassified 1,383 14.9% 7,614 13.2% 17,245 13.1% 921 15.4% 2,381 13.1% 9,042 13.4%

Demographic Report
Study Area

9850 S U.S. Hwy 1, Port St. Lucie, FL 34952
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Count % Count % Count % Count % Count % Count %

Total Households

2000 Census 2,867 17,111 34,160 1,932 5,722 19,046

2010 Census 3,430 21,332 44,704 2,158 6,534 24,736

2023 Estimate 3,958 25,058 53,842 2,585 7,712 29,144

2028 Projection 4,034 25,906 56,741 2,635 7,851 30,366

2033 Forecast 4,277 27,624 60,998 2,793 8,317 32,454

Household Growth

Growth 2000-2010 19.65% 24.67% 30.87% 11.69% 14.19% 29.88%

Growth 2010-2023 15.39% 17.47% 20.44% 19.78% 18.03% 17.82%

Growth 2023-2028 1.91% 3.38% 5.38% 1.93% 1.81% 4.19%

Growth 2028-2033 6.03% 6.63% 7.50% 6.02% 5.93% 6.87%

Average Household Size 2.28 2.29 2.43 2.21 2.30 2.30

Estimated Housing Units by Tenure 4,868                   29,534                63,888                3,269                   9,236                   34,350                

Vacant Housing Units 910                      18.7% 4,477                   15.2% 10,046                15.7% 684                      20.9% 1,524                   16.5% 5,205                   15.2%

Occupied Housing Units 3,958                   81.3% 25,058                84.8% 53,842                84.3% 2,585                   79.1% 7,712                   83.5% 29,144                84.8%

Owner-Occupied 2,279                   46.8% 18,878                63.9% 41,091                64.3% 1,388                   42.5% 5,064                   54.8% 21,578                62.8%

Renter-Occupied 1,679                   34.5% 6,180                   20.9% 12,751                20.0% 1,197                   36.6% 2,648                   28.7% 7,567                   22.0%

Households by Income

Less than $40,000 1,487 37.6% 8,489 33.9% 16,158 30.0% 1,040 40.2% 2,836 36.8% 9,786 33.6%

$40,000 to $50,000 386 9.8% 2,292 9.1% 4,595 8.5% 232 9.0% 787 10.2% 2,533 8.7%

$50,000 to $75,000 865 21.9% 5,040 20.1% 11,061 20.5% 592 22.9% 1,622 21.0% 5,816 20.0%

$75,000 to $100,000 480 12.1% 3,713 14.8% 7,660 14.2% 260 10.1% 1,021 13.2% 4,197 14.4%

$100,000 to $150,000 512 12.9% 3,679 14.7% 8,583 15.9% 293 11.3% 1,057 13.7% 4,285 14.7%

$150,000 to $200,000 138 3.5% 1,208 4.8% 3,916 7.3% 98 3.8% 237 3.1% 1,603 5.5%

$200,000 to $250,000 51 1.3% 357 1.4% 1,050 1.9% 40 1.5% 86 1.1% 518 1.8%

Greater than $250,000 39 1.0% 280 1.1% 820 1.5% 30 1.2% 67 0.9% 406 1.4%

Median Household Income $53,151 $58,778 $63,007 $50,883 $53,362 $59,942

Average Household Income $66,838 $72,796 $82,078 $65,989 $66,422 $75,821
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Demographic Report
Study Area

9850 S U.S. Hwy 1, Port St. Lucie, FL 34952
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Market Map
Study Area

9850 S U.S. Hwy 1, Port St. Lucie, FL 34952

Legend Map

Powered by Sitewise Pro
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Population
Study Area

9850 S U.S. Hwy 1, Port St. Lucie, FL 34952

Legend Map
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Population Growth
Study Area

9850 S U.S. Hwy 1, Port St. Lucie, FL 34952

Legend Map
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Median Household Income
Study Area

9850 S U.S. Hwy 1, Port St. Lucie, FL 34952

Legend Map

Powered by Sitewise Pro Data Source: STI PopStats

84



Competitor Profile
Study Area

9850 S U.S. Hwy 1, Port St. Lucie, FL 34952

Legend Map

Powered by Sitewise Pro
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Radius of Study Site: 3.0
Radius of Competitor Sites: 3.0

Business Name
Distance 

(mi)
Gross 
sq. ft.

% Climate
Net 

Rentable
Climate

Non-
Climate

Devon Self Storage 27.291479 -80.29838 0.72 30960 25% 29,025 84.8% 24,600         100% 24,600         6,150            18,450         
Life Storage 27.278281 -80.287245 1.18 109414 44% 97,378 75.1% 73,150         100% 73,150         32,186         40,964         
StorQuest Self Storage 27.269435 -80.287552 1.62 46930 16% 45,053 66.0% 29,754         100% 29,754         4,761            24,993         
Extra Space 27.305969 -80.304458 2.32 96982 72% 79,525 52.0% 41,370         100% 41,370         29,786         11,584         
A+ Storage 27.314016 -80.31355 2.45 9750 100% 7,313 49.5% 3,619            100% 3,619            3,619            -                

Total Net Rentable SqFt Overlap Into Market:

Total Market population 2023 Total SF
76,502         95,991         

57,886 294,036 44.4% 55.6%

Total Market population 2028 Total SF

59,857 294,036

Projected SS SF / 
person

Total Market Size Cannibalized Market Sf
Projected Open 

Capacity
8.00 478,856 172,493 306,363

Projected SS SF / 
person

8.00

Competitor Profile
Study Area

Projected Open 
Capacity

9850 S U.S. Hwy 1, Port St. Lucie, FL 34952 - 0 - 3 mi

172,493 

290,592

Cannibalized Market Sf

172,493

Total Market Size

463,085

Powered by Sitewise Pro
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Radius of Study Site: 5.0
Radius of Competitor Sites: 5.0

Business Name
Distance 

(mi)
Gross 
sq. ft.

% Climate
Net 

Rentable
Climate

Non-
Climate

Devon Self Storage 27.291479 -80.29838 0.72 30960 25% 29,025 90.8% 26,365         100% 26,365         6,591            19,774         
Life Storage 27.278281 -80.287245 1.18 109414 44% 97,378 85.0% 82,779         100% 82,779         36,423         46,356         
StorQuest Self Storage 27.269435 -80.287552 1.62 46930 16% 45,053 79.5% 35,799         100% 35,799         5,728            30,071         
Extra Space 27.305969 -80.304458 2.32 96982 72% 79,525 70.7% 56,244         100% 56,244         40,496         15,748         
A+ Storage 27.314016 -80.31355 2.45 9750 100% 7,313 69.1% 5,054            100% 5,054            5,054            -                
CubeSmart 27.315462 -80.314083 3.17 70350 73% 57,511 60.3% 34,692         100% 34,692         25,325         9,367            
Snapbox 27.323758 -80.317329 4.14 59775 21% 56,637 48.8% 27,657         100% 27,657         5,808            21,849         
Extra Space 27.325031 -80.319709 4.18 59629 75% 48,449 48.4% 23,434         100% 23,434         17,576         5,859            
Prime Storage 27.312053 -80.350886 4.20 78696 69% 65,121 48.1% 31,348         100% 31,348         21,630         9,718            
Prime Storage 27.284456 -80.363828 4.54 36852 79% 29,574 44.2% 13,085         100% 13,085         10,337         2,748            
Your Place for Space 27.229972 -80.26658 4.65 83065 0% 83,065 43.0% 35,719         100% 35,719         - 35,719 
Devon Self Storage 27.224463 -80.262557 4.83 31682 28% 29,464 41.0% 12,075         100% 12,075         3,381            8,694 

Total Net Rentable SqFt Overlap Into Market:

Total Market population 2023 Total SF
178,348       205,903       

131,523 714,085 46.4% 53.6%

Total Market population 2028 Total SF

138,874 714,085

Projected SS SF / 
person

Total Market Size Cannibalized Market Sf
Projected Open 

Capacity

8.00 1,110,992 384,251 726,741

9850 S U.S. Hwy 1, Port St. Lucie, FL 34952 - 0 - 5 mi

Competitor Profile
Study Area

384,251 
Projected SS SF / 

person

8.00 1,052,187 384,251 667,936

Total Market Size Cannibalized Market Sf
Projected Open 

Capacity

Powered by Sitewise Pro

87



# Street Cross St Dir Vol. Dist (mi)

1. US Hwy 1 SE Morningside Blvd        NW 46,370 0.1

2. SE Tiffany Ave        Hwy  1   SW 6,707 0.2

3. SE Lyngate Dr SE Morningside Blvd        SW 7,394 0.2

4. Southeast Hillmoor Drive     SE Goldtree Dr W 5,097 0.3

5. Southeast Lyngate Drive      SE Burgundy Ln                W 6,205 0.4

6. Southeast Tiffany Avenue        SE Tiffany Ave            NE 4,262 0.5

7. Southeast Jennings Road       SE Avon PkDr            E 5,097 0.6

8. Southeast Lennard Road            SE Avon PkDr            W 16,869 0.7

9. Southeast Tiffany Avenue        SE Lennard Rd         E 4,025 0.8

10. Southeast Midport Road       Ardella Ct   E 11,215 0.8

11. SE Port St Lucie Blvd       SE Morningside Blvd        E 35,600 0.9

12. US Hwy 1 SE Jennings Rd        NW 47,716 1.0

13. Southeast Delano Road             SE Port St Lucie                             S 36,172 1.0

14.
Southeast Morningside 
Boulevard

SE Minorca Ave                                              N 4,508 1.0

15.
Southeast Morningside 
Boulevard

SE Greendon Ave                                           S 5,586 1.0

16. Walton Rd                                            SE Walton Lakes Dr          E 11,160 1.0

Traffic Profile
Study Area

9850 S U.S. Hwy 1, Port St. Lucie, FL 34952

Map

Powered by Sitewise Pro Data Source: Kalibrate
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MEMORANDUM 
 
TO:  Bethany Grubbs, Planner III 
  Planning and Zoning Department 
 
FROM: Jennifer Davis, Director, Community Redevelopment Agency 
 
DATE: October 17, 2023 
 
RE:  Toscana at Port St. Lucie PUD  
  Comprehensive Plan Amendment (P23-134) 
  PUD Amendment (P23-143) 
 
The City of Port St. Lucie Community Redevelopment Agency staff has been 
notified of an application for the Toscana at Port St. Lucie PUD (P19-061) 
Comprehensive Plan Amendment (P23-134) and PUD Amendment (P23-143). 
As originally proposed, the overall Toscana development was in line with CRA 
Master Plan Goals and Objectives by promoting business investment and 
economic development within the CRA US 1 Corridor, and the residential 
portion addressed the Plan’s suggestion of allowing for a greater diversity of 
residential types within this area.  
 
However, the recent requested changes to the PUD are not in line with the 
Plan’s Goals and Objectives. With the pending redevelopment of City Center, 
commercial uses along the US 1 Corridor would be best suited as restaurants 
/ retail to compliment the revitalized corridor and provide additional 
entertainment options for adjacent residents. The PUD amendment application 
mentions creating a project that promotes walkability, of which a self-storage 
facility such as a the one proposed does not promote walkability. In fact, self-
storage facilities are often associated with additional trucks and/or vehicles 
that are needed to move items to and from the storage facility. CRA staff 
believes self-storage / warehouse uses such as the one proposed would be 
best situated off the main US 1 Corridor. Therefore, the CRA cannot support 
the applications, as proposed. 
 
Should you have any questions or need any additional information, please do 
not hesitate to reach out to me. 
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Toscana SLC, LLC

Comprehensive Plan Amendment (Small-Scale)
Project No. P23-134

Planning and Zoning Board Meeting of
November 7, 2023

Bethany Grubbs, Planner III
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Request Summary

Agent: Patti Tobin, HJA Design Studio, LLC

Applicant / Property Owner: Toscana SLC, LLC

Request: This is an application for a Small-Scale Future Land Use Map Amendment
from High Density Residential/Commercial General/Open Space-Conservation
(RH/CG/OSC) to High Density Residential/Service Commercial (RH/CS).
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What is the difference between Future Land 
Use (FLU) and Zoning?

• FLU Map is part of the Comprehensive Plan 
• Provides ultimate future use of the land
• Defines the intensity of the use (i.e., units per acre)

• Zoning
• Prescribes specifics to a parcel (setbacks, lot coverage)
• Prohibited and Allowable uses
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Surrounding uses

Direction
Future Land 

Use
Zoning Existing Use

North CG & OSC CG & OSC
Assisted living facility, 
retail and office uses

South CG CG Church

East ROI P
U. S. #1, medical and 
business offices

West OSC & PUD
OSC & 
RH/CG/OSC

Apartment complex
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Policy 1.1.3.1 states, “The development of residential, commercial and industrial land shall be 
timed and staged in conjunction with provisions of supporting community facilities and services 
identified as being required such as: 

a. Potable water;
b. Sanitary sewers;
c. Solid waste disposal;
d. Vehicular and pedestrian circulation;
e. Public safety;
f. Recreation;
g. Public schools;
h. Electricity; and 
i. Drain

 The project has been reviewed for consistency with the adopted level of service standards in 
the comprehensive Plan and it has been determined that adequate facilities and services exist.

Adequate Public Facilities Review (Objective 1.1.3) 
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- Change in Future Land Use designation results in NO NET CHANGE of Average Daily and PM 
Peak hour trips. 

Traffic Impact Analysis

Existing Future Land Use Acreage
Maximum 
Coverage

Trip Generation Average Rate (ITE Code) Average Daily Trips PM Peak Hour

CG 1.55
27,007

(40%)

Strip Retail Plaza

(ITE Code 822)

1,369 158

Proposed Future Land Use Acre
Maximum 
Coverage

Trip Generation Average Rate (ITE Code) Average Daily Trips PM Peak Hour

CS 1.55
27,007

(40%)

Strip Retail Plaza

(ITE Code 822)

1,369 158
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Consistency with the Comprehensive Plan

The proposed future land use amendment is not consistent with or supported by the 
following policies of the Comprehensive Plan. 

 Policy 1.1.7.3: Encourage commercial and mixed-use nodes at or near arterial intersections and utilize urban
design standards and techniques to beautify and enhance community appearance along major corridors.

 Policy 1.1.10.2: The City may continue implementation of the Community Redevelopment Area (CRA) Master
Plan including support for City Center and development of a variety of mixed use, commercial, office,
residential and recreational uses in the CRA.

 Policy 1.1.11.1: Transit supportive development and redevelopment may be encouraged along existing and
proposed transit routes. Site design guidelines may be developed in the City’s update to the land development
regulations.
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CRA Boundary Map

Subject Property
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CRA master Plan Goals and Objectives

The requested amendment is not consistent with the CRA Plan’s Goals and
Objectives. With the pending redevelopment of City Center, commercial
development along the US 1 Corridor would be best suited as restaurants/retail
to compliment the revitalized corridor and provide additional entertainment
options for adjacent residents.
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Staff Recommendation

The Planning and Zoning Department recommends denial of the
proposed comprehensive plan amendment.
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City of Port St. Lucie

Agenda Summary
2023-1021

121 SW Port St. Lucie Blvd.
Port St. Lucie, Florida 34984

Agenda Date: 11/7/2023 Agenda Item No.: 8.a

Placement: Public Hearing - Quasi Judicial

Action Requested: Motion / Vote

P23-130 Chick-Fil-A @ SLW - Variance
Location: 1611 NW St. Lucie West Boulevard.

Legal Description: Parcel I: Lot 1, St. Lucie West Plat No. 194, According to The Map or Plat Thereof, As
Recorded in Plat Book 73, Pages 19 And 20, of The Public Records of St. Lucie County, Florida.
Parcel II: Together With Those Certain Non-Exclusive Easements Contained in That Certain Access Easement
Agreement by And Between Bank of America, National Association and RG SLW, LLC, Recorded in Official

Records Book 4136, Page 1291, of The Public Records of St. Lucie County, Florida.

This is a request to grant a variance of a reduction in the required parking spaces to allow for an addition of a

second lane to the existing queuing drive-through lane.

Submitted By: Cody Sisk, Planner II, Planning & Zoning Department

Executive Summary: The owner is requesting a variance of 8 parking spaces to allow an improvement to the
existing queuing drive through lane. Section 158.221 states that Restaurants free standing and outparcels are
required to provide one (1) parking space per each seventy-five (75) square feet of gross floor area.

Presentation Information: Staff will provide a presentation.

Staff Recommendation: Move that the Board review the variance application and vote to approve, approve
with conditions, or deny the variance request.

Background: See attached staff report.

Issues/Analysis: See attached staff report.

Special Consideration: N/A

Location of Project: 1611 NW St. Lucie West Boulevard.

Attachments:
1. Staff Report
2. Applicant’s Response to Variance Criteria
3. Approved Site Plan
4. Parking and Queuing Analysis
5. Warranty Deed

City of Port St. Lucie Printed on 10/31/2023Page 1 of 2

powered by Legistar™100

http://www.legistar.com/


Agenda Date: 11/7/2023 Agenda Item No.: 8.a

6. Staff Presentation
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P23-130 Chick-Fil-A @ SLW – Variance      Page 1 of 9 

 PLANNING AND ZONING BOARD STAFF REPORT  
November 7, 2023 Planning and Zoning Board Meeting 

 

 
 
SLW-Chick-Fil-A (HD PSL Realty, LLC) 
Variance (Parking Reduction) 
P23-130

 
 

  Aerial Map 
 

SUMMARY 

Applicant’s Request: To grant a variance of a reduction in the parking requirement to allow 
for an improvement to the exiting queuing drive-through lane. 
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Application Type:  Variance, Quasi-Judicial 

Applicant / Property Owner: HD PSL Realty, LLC 

Address:  1611 NW Saint Lucie West Blvd 

Location: The property is generally located west of NW Country Club Drive, 
north of Saint Lucie West Blvd.  

Project Planner:  Cody Sisk, Planner II 

 
Project Description 
The applicant is requesting a variance of 8 parking spaces to expand the drive-through queuing area.  
Section 158.073(H)(3) of the City’s Zoning Code requires a minimum of one parking space per 75 SF of 
gross floor area.   
 
Background 
The existing Chick-Fil-A was granted a previous Variance for a reduction in parking in 2017. The Variance 
that was approved in 2017 allowed a reduction in parking by 2 spaces. The applicant is now seeking to 
expand the queuing lane for the drive-through lanes which will cause a loss of 8 additional parking spaces.    
 
Review Criteria 

An application for a variance is reviewed for consistency with Article XV of the Zoning Code, Sections 

158.295 through 158.299.  Final action on the application (approval or denial) is in the form of an Order 

of the Planning and Zoning Board following a quasi-judicial public hearing.  A vote of approval by five (5) 

members of the Planning and Zoning Board is required to grant a variance. 

 
Public Notice Requirements  
Public notice was mailed to owners within 750 feet on October 26, 2023, and the file was included in the 
ad for the Planning & Zoning Board’s agenda. 

 
Location and Site Information  

Parcel Number: 3325-704-0001-000-5 

Property Size: 1.46-acres 

Legal Description: Parcel I: 
Lot 1, St. Lucie West Plat No. 194, According To The Map Or 
Plat Thereof, As Recorded In Plat Book 73, Pages 19 And 20, 
Of The Public Records Of St. Lucie County, Florida.   
Parcel II: 
Together With Those Certain Non-Exclusive Easements 
Contained In That Certain Access Easement Agreement By 
And Between Bank Of America, National Association And RG 
SLW LLC, Recorded May 24, 2018 In Official Records Book 
4136, Page 1291, Of The Public Records Of St. Lucie County, 
Florida. 

Future Land Use: CG/I 

Existing Zoning: CG 

Existing Use: Restaurant 

 
Surrounding Uses 

Direction Future Land Use Zoning Existing Use 
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CG – General Commercial, GU – General Use, OSR – Open Space Recreational, I – Institutional, Private & 
Public 
 
 

  
Location Map 

 
 

North CG/I GU Water Management Tract 

South OSR OSR Golf Course 

East CG/I CG Commercial Use 

West CG/I CG Commercial Use 
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Future Land Use 
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Zoning 
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IMPACTS AND FINDINGS                                                                                                         

Section 158.295 (B) of the Zoning Code establishes the duties of the Planning and Zoning Board in 
authorizing a variance.  The Planning and Zoning Board may authorize the variance from the provisions of 
the Zoning Code as will not be contrary to the public interest when, owing to special conditions, a literal 
enforcement of the provisions will result in unnecessary and undue hardship. Pursuant to Section 158.296, 
a variance is authorized only for height, area, and size of the structure, yard size, building setback, lot size 
requirements, and other applicable development regulations, excluding use. To authorize a variance, the 
Planning and Zoning Board should consider the criteria listed under Section 158.295 (B) (1) through (7).  
The applicant’s response to this criterion is attached to the application. Staff’s review is provided below.  

See the applicant’s responses that are included in the Variance application.  

Compatibility with variance criteria Section 158.295 (B). 

1. That special conditions and circumstances exist which are peculiar to the land, structure, or 
building involved and which are not applicable to other lands, structures, or buildings in the 
same zoning district. 

 Applicant’s Response: The existing site has a standard single lane drive-thru typical of 

older Chick-fil-A sites. Due to the popularity of the drive-thru business for existing 

Chick-fil-A stores and in particular due to changing customer habits since the Covid-

19 pandemic, existing stores have seen a significant increase in the number of orders 

placed through the drive-thru operations as opposed through traditional dine-in 

options. The majority of the patrons enter the drive-thru queuing areas instead of 

utilizing the parking spaces to dine-in, as such this can result in an excessive queue 

triggering congested vehicular-use areas, especially with the older drive thru designs 

which only allow for queuing along a single lane. The proposed drive-thru 

improvements aim to address this specific demand by providing additional queuing 

spaces in the second drive-thru lane, which will provide quicker turn-around time for 

customer service and reduce impacts on the existing drive-aisles by removing 

congestion and providing a continuous flow of traffic within the drive-thru. It’s 

important to note that Chick-fil-A operations differ from other fast-food brands by 

providing face-to-face attendants who are physically within the drive-thru taking 

orders and directing the traffic through the drive-thru lanes. In order to achieve these 

improvements, mainly adding the second drive-thru lane, the number of existing 

parking spaces will be reduced by a net total of 8 spaces. 

 Staff Findings: Special conditions and circumstances do not exist, which are peculiar 
to the land, structure, or building involved. The lot exceeds the minimum requirement 
for General Commercial Zoning lot.  The existing commercial site is 63,719 sq. ft. while 
the minimum requirement is 20,000 sq. ft.  

2. That the special conditions and circumstances do not result from any action of the applicant. 

   Applicant’s Response: The reduction of the total number of parking spaces available on 

site is triggered by the proposed expansion of the drive-thru area to provide two lanes 

from the entrance of the queuing area to the delivery window. The intent is to address 

existing customer demands and trends, which are not conditions created by the Applicant. 

In fact, the Applicant already implements actions meant to address the existing demands 

on the drive-thru, such as the use of face-to-face attendants to reduce queuing times, but 

due to the dimensional constraints of the site, in order to make a substantial change to the 

drive-thru operations, additional area is required to dimensionally fit the second queuing 

lane in the drive-thru, which would come at the expense of parking. It is important to note 
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that the request is being made to address existing customer trends and not a condition 

created by the Applicant. 

 Staff Findings:  See No. 1 above. The applicant is seeking a variance to allow for a 
parking reduction to accommodate an additional drive through lane.  

3. That granting the variance requested will not confer on the applicant any special privilege 
that is denied by this chapter to other lands, buildings, or structures, in the same zoning 
district. 

 Applicant’s Response: Since the Chick-fil-A operations are unique to this specific brand 

of fast-food restaurants, the reduction of parking for the purpose of increasing the 

drive-thru queuing area will not provide the development any special privileges. The 

intent is to ensure that the existing site functions in accordance with the intent of the 

code, by reducing congestion of traffic on the site. The variance would simply allow the 

applicant to meet the existing demands while alleviating the existing conditions’ impact 

onto adjacent parcels and streets. The requested reduction in parking is justified by 

allowing the fast-food restaurant to meet the high-demand of fast-food orders within 

the drive-thru, which is the primary method for ordering for most Chick-fil-A customers 

as opposed to the more traditional dine-in options which are more reliant on on-site 

parking. 

 Staff Findings: Special privileges would be conferred upon the applicant; a parking 
requirement of 1 space per 75 sq. ft. of restaurant use is a regulatory standard applied 
to other lands and commercial structures within the CG zoning district.  In addition, 
this site was previously granted a parking variance of 2 spaces so the site already had 
the parking requirement reduced.  This would be a reduction or loss of 8 more spaces 
in addition to the 2 spaces that were already eliminated from the required parking. 

4. That literal interpretation of the provisions of the chapter would deprive the applicant of 
rights commonly enjoyed by other properties in the same zoning district under the terms 
of the chapter and would work unnecessary and undue hardship on the applicant. 

 Applicant’s Response: Chick-fil-A is a clear example that while all fast-food restaurants 

operate the same way in theory and as understood by code, in actuality, the demands 

and operations of this specific restaurant differ greatly from other establishments with 

similar land use. Chick-fil-A operations are intended to address the drive-thru needs of 

its customers by providing a host of non-traditional avenues, including face-to-face 

attendants, which are meant to address the particular nature and unique demands for 

this brand. A literal interpretation of the code would not allow for the reduction in 

parking. As explained, due to the less popular on-site dining options for customers, the 

surface parking is not as used as the drive-thru, which puts the undue hardship on the 

applicant to address any congestion issues on site, due to the dimensional restrictions 

of the parcel. The intent is to address an existing concern with traffic flow through the 

site and the only effective way to do this is by expanding the drive-thru to two lanes, 

which would come at a loss of parking. 

 Staff Findings: Literal interpretation of the provisions of the chapter would not deprive 
the applicant of rights commonly enjoyed by other properties in the same zoning 
district or introduce unnecessary and undue hardships on the applicant. All 
commercial developments located in the General Commercial (CG) Zoning District are 
permitted to have additions provided they meet all requirements including parking 
requirements.  
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5. That the variance granted is the minimum variance that will make possible the reasonable 
use of the land, building, or structure.  

 Applicant’s Response: The proposed improvements are designed in a manner to 

provide as many parking spaces as possible while also creating the necessary second 

lane for the drive-thru area. We have discussed several design options with city staff in 

order to provide as many spaces as physically possible with the available on-site area. 

Please refer to the provided site plans showing the proposed improvements. Short of 

eliminating additional existing planting area and landscape islands, the site design has 

been optimized to keep as much of the existing parking as possible while still 

addressing the queuing concerns on the existing drive-thru. 

 Staff Findings: The property has previously approved a Variance for parking reduction. 
The minimum variance that will make this use possible was previously granted in 
2017.   

6. That the granting of the variance will be in harmony with the general intent and purpose of 
the chapter and that the variance will not be injurious to the area involved or otherwise 
detrimental to the public welfare. 

 Applicant’s Response: The design does not propose any changes to the existing site 

access or cross-access connections to adjacent parcels nor does it change the land use, 

thus keeping in harmony with adjacent developments and the intent of the code. The 

intent is to avoid a negative impact on the surrounding areas and the general public. 

In fact, the granting of the variance would prove to be beneficial to the surrounding 

developments and safety of the local area. The proposed increase in drive-thru queuing 

capacity will eliminate the existing issues with spilling of traffic off-site while improving 

the turn-around times for service. A reduction in parking will not pose any harm or 

concerns with the general welfare of the public. On the contrary, it will make the 

existing operations safer. 

 Staff Findings:  Variance approval for the parking reduction could be detrimental to 
the existing site. This site received a previous Variance for parking reduction and this 
Variance would further reduce the parking count. Under-parking this use could result 
in overflow parking utilizing adjacent businesses parking capacity.  The applicant also 
provided a parking and queuing analysis for the site. The analysis indicates that the 
queuing spaces that exist on site can accommodate approximately 21 vehicles in the 
queuing area. The provided analysis statement also indicates that the maximum 
number of queuing spaces observed was a total 14 vehicles within the queuing area, 
while the average number of vehicles was 10 vehicles in the queuing area. The findings 
from the parking and queuing analysis show that the existing on-site conditions have 
more than the minimum required queuing spaces needed.  Any public comment that 
is received will be forwarded to the Board for consideration.  

7. That there will be full compliance with any additional conditions and safeguards which the 
Planning and Zoning Board or Zoning Administrator may prescribe, including but not limited 
to reasonable time limits within which the action for which variance is required shall be 
begun or completed, or both.  

 Applicant’s Response: Noted. Applicant is willing to work with staff, the Planning and 

Zoning Board and/or the Zoning Administrator to implement any additional 

improvements or safeguards to enhance the proposed improvements requested as 

part of this variance and to mitigate the loss of parking. 

 Staff Findings: Acknowledged.  
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PLANNING AND ZONING BOARD ACTION OPTIONS 
 

Staff Recommendation:  Staff does not support this request for an additional parking variance (8 
space parking reduction) and recommends that the Planning and Zoning Board deny the request. 
 

The Board may choose to approve, deny or table the proposed variance.  If the Board finds that the 

variance application is consistent with the criteria as listed in Section 158.295 (B) (1) through (7) of the 

City code (listed above), then the Board may: 

 Motion to approve 

 Motion to approve with conditions 
 

If the Board finds that the variance application is inconsistent with the criteria as listed in Section 158.295 

(B) (1) through (7) of the City code, then the Board may: 

 Motion to deny 
 

Should the Board need further clarification or information from either the applicant and/or staff, the 

Board may: 

 Motion to table or continue the hearing or review to a future meeting. 
 

 (NOTE TO APPLICANTS: Any request for a variance that is denied by the Planning and Zoning Board 

may be appealed to the Board of Zoning Appeals.  Appeal applications are made through the City Clerk’s 

office and must be submitted within 15 days after the Planning and Zoning Board hearing). 
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910 SE 17th Street, 3rd Floor, Ft. Lauderdale, Florida 33316 

bowman.com 

Kristhian Morales 

Senior Civil Engineer, Authorized Agent 

kmorales@bowman.com 

954.314.8481 

Bowman  

Responses to Variance Criteria 
Non-Administrative Variance – Parking Reduction  

 

Chick-Fil-A #03913 St. Lucie West FSU  

1611 St. Lucie W Blvd, Port Saint Lucie, FL 34986 

The Applicant, HD PSL Realty, LLC (hereinafter the “Applicant”), is seeking site plan approval to make site 

improvements to the existing Chick-Fil-A fast-food restaurant located at 1611 St. Lucie W Blvd, Port Saint 

Lucie, FL 34986. The 1.46-acre site is located within the jurisdiction of Port St. Lucie, zoned as General 

Commercial (GC). The Applicant is proposing to improve the existing drive-thru area by providing a second 

continuous drive-thru lane for more queuing capacity, which will trigger a decrease in 8 parking spaces 

from the existing conditions. The changes proposed are necessary for accommodating the high demand 

within the drive-in area of the current conditions.  

In order to make the site improvements, the Applicant is seeking a waiver from Section 158.221(C)16 of the 

Port St. Lucie Code of Ordinances for the required total of 67 parking spaces (1 space per 75 SF of gross 

floor area). The existing conditions have been approved through a parking variance, with a total of 65 spaces 

provided, two spaces below the required. Because the limited area and the demand for more queuing, the 

necessary drive thru modification will trigger the removal of 8 spaces, which will have the restaurant at 10 

below the required. 

Based on the foregoing, the Applicant is requesting a non-administrative variance to deviate from the 

minimum parking spaces as required by Section 158.221(C)16 of the land development code and 

respectfully submits that the criteria in Section 158.295(B) for consideration for issuance of variances are 

satisfied as demonstrated below: 

1. Please explain special conditions and circumstances that exist which are peculiar to the land, 

structure, or building involved and which are not applicable to other lands, structures, or 

buildings in the same zoning district.  

The existing site has a standard single lane drive-thru typical of older Chick-fil-A sites. Due to the popularity 

of the drive-thru business for existing Chick-fil-A stores and in particular due to changing customer habits 

since the Covid-19 pandemic, existing stores have seen a significant increase in the amount of orders placed 

through the drive-thru operations as opposed through traditional dine-in options. The majority of the 

patrons enter the drive-thru queuing areas instead of utilizing the parking spaces to dine-in, as such this 

can result in an excessive queue triggering congested vehicular-use areas, especially with the older drive-

thru designs which only allow for queuing along a single lane. The proposed drive-thru improvements aim 
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to address this specific demand by providing additional queuing spaces in the second drive-thru lane, which 

will provide quicker turn-around time for customer service and reduce impacts on the existing drive-aisles 

by removing congestion and providing a continuous flow of traffic within the drive-thru. It’s important to 

note that Chick-fil-A operations differ from other fast-food brands by providing face-to-face attendants 

who are physically within the drive-thru taking orders and directing the traffic through the drive-thru lanes. 

In order to achieve these improvements, mainly adding the second drive-thru lane, the number of existing 

parking spaces will be reduced by a net total of 8 spaces. 

2. Please explain if these conditions and circumstances result from actions by the applicant. 

The reduction of the total number of parking spaces available on site is triggered by the proposed expansion 

of the drive-thru area to provide two lanes from the entrance of the queuing area to the delivery window. 

The intent is to address existing customer demands and trends, which are not conditions created by the 

Applicant. In fact, the Applicant already implements actions meant to address the existing demands on the 

drive-thru, such as the use of face-to-face attendants to reduce queuing times, but due to the dimensional 

constraints of the site, in order to make a substantial change to the drive-thru operations, additional area 

is required to dimensionally fit the second queuing lane in the drive-thru, which would come at the expense 

of parking. It is important to note that the request is being made to address existing customer trends and 

not a condition created by the Applicant. 

3. Please explain how granting the variance requested will not confer on the applicant special 

privilege that is denied by this chapter to other lands, buildings, or structures, in the same 

zoning district. 

Since the Chick-fil-A operations are unique to this specific brand of fast-food restaurants, the reduction of 

parking for the purpose of increasing the drive-thru queuing area will not provide the development any 

special privileges. The intent is to ensure that the existing site functions in accordance with the intent of the 

code, by reducing congestion of traffic on the site. The variance would simply allow the applicant to meet 

the existing demands while alleviating the existing conditions’ impact onto adjacent parcels and streets. The 

requested reduction in parking is justified by allowing the fast-food restaurant to meet the high-demand 

of fast-food orders within the drive-thru, which is the primary method for ordering for most Chick-fil-A 

customers as opposed to the more traditional dine-in options which are more reliant on on-site parking. 

4. Please explain how a literal interpretation of the provisions of the chapter would deprive the 

applicant of rights commonly enjoyed by other properties in the same zoning district under 

the terms of the chapter and would work unnecessary and undue hardship on the applicant. 

Chick-fil-A is a clear example that while all fast-food restaurants operate the same way in theory and as 

understood by code, in actuality, the demands and operations of this specific restaurant differ greatly from 

other establishments with similar land use. Chick-fil-A operations are intended to address the drive-thru 

needs of its customers by providing a host of non-traditional avenues, including face-to-face attendants, 

which are meant to address the particular nature and unique demands for this brand. A literal interpretation 
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of the code would not allow for the reduction in parking. As explained, due to the less popular on-site 

dining options for customers, the surface parking is not as used as the drive-thru, which puts the undue 

hardship on the applicant to address any congestion issues on site, due to the dimensional restrictions of 

the parcel. The intent is to address an existing concern with traffic flow through the site and the only 

effective way to do this is by expanding the drive-thru to two lanes, which would come at a loss of parking. 

5. Please illustrate and explain if the variance requested is the minimum variance that will make 

possible the reasonable use of the land, building, or structure. 

The proposed improvements are designed in a manner to provide as many parking spaces as possible while 

also creating the necessary second lane for the drive-thru area. We have discussed several design options 

with city staff in order to provide as many spaces as physically possible with the available on-site area. 

Please refer to the provided site plans showing the proposed improvements. Short of eliminating additional 

existing planting area and landscape islands, the site design has been optimized to keep as much of the 

existing parking as possible while still addressing the queuing concerns on the existing drive-thru. 

6. Please indicate how granting variance will be in harmony with the general intent and purpose 

of the chapter and that granting the variance will not be injurious to the area involved or 

otherwise detrimental to the public welfare. 

The design does not propose any changes to the existing site access or cross-access connections to adjacent 

parcels nor does it change the land use, thus keeping in harmony with adjacent developments and the 

intent of the code. The intent is to avoid a negative impact on the surrounding areas and the general public. 

In fact, the granting of the variance would prove to be beneficial to the surrounding developments and 

safety of the local area. The proposed increase in drive-thru queuing capacity will eliminate the existing 

issues with spilling of traffic off-site while improving the turn-around times for service. A reduction in 

parking will not pose any harm or concerns with the general welfare of the public. On the contrary, it will 

make the existing operations safer. 

7. Please indicate that there will be full compliance with any additional conditions and 

safeguards which the Planning and Zoning Board or Zoning Administrator may prescribe, 

including but not limited to reasonable time limits within which the action for which variance 

is required shall be begun or completed, or both. 

Noted. Applicant is willing to work with staff, the Planning and Zoning Board and/or the Zoning 

Administrator to implement any additional improvements or safeguards to enhance the proposed 

improvements requested as part of this variance and to mitigate the loss of parking. 

 
 
 
                    
Signature of Applicant       Hand Print Name       Date 
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September 25, 2023 

 

 

Kristhian Morales 

Bowman  

910 SE 17th Street, Suite 300 

Fort Lauderdale, FL 33316 

 

RE:  Chick-fil-A St Lucie West Boulevard Parking and Queueing Analysis  

Project No. 010014-01-201 

 

Dear Mr. Morales:  

 

Bowman has completed a queueing and parking analysis associated with the proposed redevelopment of 

a site located at 1611 NW St Lucie West Boulevard, in the City of Port St. Lucie, Florida.  The site includes an 

existing 4,602-square foot Chick-fil-A building with 400 square feet of outdoor area, and a drive through 

facility.  Modifications are proposed to the site to provide additional vehicular queue stacking within the 

CFA drive-through area.  This modification will impact parking within the CFA site.  This study includes a 

drive-through queueing analysis and a parking evaluation.  The site plan is attached in Appendix A.  An 

aerial photograph of the site is shown on Figure 1.    

 

Figure 1 Site Location 
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Drive-Through Queuing Analysis 

A drive-through queuing analysis was performed for the site to evaluate if the proposed stacking distance 

within the drive-through area would be sufficient to contain the drive-through demand.     

 

Current Drive-Through Available Stacking 

The existing site includes a drive-through with one lane prior to the order board, two (2) lanes in the vicinity 

of the order board, and one (1) lane beyond the order board.  The total existing vehicular queue stacking 

area is approximately 470 feet from the pick-up window to the end of the drive-through queuing area.  This 

area can accommodate approximately 21 vehicles, assuming 22 feet per vehicle.  Additional stacking area 

is also available beyond the pick-up window.          

 

Proposed Drive-Through Available Stacking 

The proposed conditions will include two (2) lanes for the entire drive-through area.  The total proposed 

vehicular queue stacking area is approximately 660 feet from the pick-up window to the end of the drive-

through queuing area.  This area can accommodate approximately 30 vehicles, assuming 22 feet per vehicle.  

Additional stacking area is also available beyond the pick-up window.            

 

Vehicular Queue Data Collection 

Vehicular queue data was collected at the site.  Based on coordination with CFA, the peak period generally 

occurs on Fridays between 12:00 and 3:00 PM; therefore, vehicular queue data was collected on Friday, 

September 22, 2023 from 12:00 to 3:00 PM.  The maximum number of vehicles in the queue was recorded 

in five-minute increments.  The queue data is included in Appendix B.  Based on the collected data, the 

maximum queue for the site was 14 vehicles, with an average queue of 10 vehicles; therefore, the proposed 

drive-through stacking area will be sufficient to accommodate the anticipated drive-through demand, as 

summarized in Table 1.   

 

Table 1 Drive-Through Queue Summary 

 

 

 

[This space intentionally left blank] 

 

 

 

 

 

 

30 vehicles 14 vehicles

Queues Contained 

in Drive-Through?

Yes

Proposed Drive-

Through Stacking
Max Queue
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Queue Data 
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Location: Chick-fil-A, 1611 NW St. Lucie Boulevard West

City: Port St. Lucie, FL

Date:

From Pickup Window 

to Order Board

From Order Board to 

End of Queue
Total Queue

12:00 PM 5 6 11

12:05 PM 5 5 10

12:10 PM 5 8 13

12:15 PM 3 10 13

12:20 PM 4 10 14

12:25 PM 4 6 10

12:30 PM 3 5 8

12:35 PM 2 7 9

12:40 PM 4 8 12

12:45 PM 3 10 13

12:50 PM 4 9 13

12:55 PM 3 7 10

1:00 PM 6 8 14

1:05 PM 4 9 13

1:10 PM 2 10 12

1:15 PM 3 8 11

1:20 PM 5 4 9

1:25 PM 3 3 6

1:30 PM 3 6 9

1:35 PM 3 7 10

1:40 PM 3 3 6

1:45 PM 4 7 11

1:50 PM 4 7 11

1:55 PM 2 6 8

2:00 PM 4 7 11

2:05 PM 3 4 7

2:10 PM 3 4 7

2:15 PM 3 4 7

2:20 PM 3 7 10

2:25 PM 3 4 7

2:30 PM 2 8 10

2:35 PM 4 7 11

2:40 PM 5 7 12

2:45 PM 5 4 9

2:50 PM 5 2 7

2:55 PM 3 4 7

Totals 130 231 361

Drive-Through Queues

9/22/2023 (Fri)

Time

Maximum Drive-Through Queue (# of Vehicles)

V:\010014 - Chick-fil-A\010014-01-201 (ENG) - 03913 St Lucie West FSU\Engineering\Transportation\Data\Counts\Queue Study - StLucieWest.xlsx 121
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Parking Data 

122



  Location: CFA -1611 NW St Lucie West Blvd Date: 9/22/2023

   City: Port St. Lucie, FL  Day: Friday

TIME

Space Type Regular Handicap Curbside Catering and Carry Out Drive Through Pickup All spaces

12:00 PM 38 1 4 1 1 45

12:15 PM 37 1 4 1 0 43

12:30 PM 33 1 2 0 1 37

12:45 PM 35 1 3 0 0 39

1:00 PM 38 1 2 1 0 42

1:15 PM 36 2 2 0 2 42

1:30 PM 35 1 1 0 1 38

1:45 PM 37 2 2 1 0 42

2:00 PM 38 1 3 0 0 42

2:15 PM 39 2 3 0 1 45

2:30 PM 38 2 2 1 0 43

2:45 PM 40 3 1 0 1 45

Maximum Parking Demand

Parking Study

V:\010014 - Chick-fil-A\010014-01-201 (ENG) - 03913 St Lucie West FSU\Engineering\Transportation\Data\Counts\Parking Study - StLucieWest-.xlsx
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Chick-Fil-A @ SLW
HD PSL Realty, LLC

Variance 
Project No. P23-130

Planning and Zoning Board Meeting
Cody Sisk, Planner II

November 7, 2023
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Request Summary
• Owner/Applicant: HD PSL Realty, LLC

• Location: 1611 NW Saint Lucie West Blvd

• Request: A Variance to the Chick-Fil-A Restaurant use for a reduction
in parking for purposes to allow for a larger drive through lane.
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Surrounding Areas
Direction Existing Use Future Land Use Zoning

North
Water 

Management Tract

CG/I GU

South

Golf Course

OSR OSR

East

Commercial Use

CG/I CG

West

Commercial Use

CG/I CG
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Staff Findings & Recommendation

• The Applicant has applied for the Variance because the proposed additional drive through lane will 
need to remove required parking for the existing Commercial Use.

• This site has a previous approval for a Variance for a reduction of 2 parking spaces, so this use is 
already under parked.  The variance, if granted, would result in a greater parking deficit which could 
impact adjacent businesses.

• Section 158.221 states that Restaurants free standing and outparcels: One (1) space per seventy-five 
(75) square feet of gross floor area. 

• The Variance proposed is not the minimum Variance necessary for the owner to be able to use the 
existing commercial use.  The existing commercial use is in operation now.  The applicant wishes to 
modify the configuration of the drive through.

• The findings from the parking and queuing analysis show that the existing on-site conditions have 
more than the minimum required queuing spaces needed. 

Staff Recommendation: Staff does not support this request for an additional parking variance (8
space parking reduction) and recommends that the Planning and Zoning Board deny the request.
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Planning and Zoning Board Action Options:
• Make a motion to approve
• Make a motion to approve with conditions
• Make a motion to deny
• Make a motion to table
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CITY OF PORT ST. LUCIE 
Planning and Zoning Department 
121 S.W. Port St. Lucie Blvd., Building B 
Port St. Lucie, FL  34984-5099 
www.cityofpsl.com  

 
MEM O RA N D UM  

  
TO: 
 

Planning and Zoning Board Members 
 

FROM: Cody Sisk, Planner II 
  
DATE: November 6, 2023 
  
RE: Variance – SLW-Chick-Fil-A (HD PSL Realty, LLC) 

Request to Table Application (P23-130) 
  
_________________________________________________________________________________________________________ 
 

 
• The applicant is requesting to table this application to the December 5, 2023, 

Planning and Zoning Board meeting.   
 
• The Planning and Zoning Department advertised this application for the November 

7, 2023, Planning & Zoning Board hearing.  
 

• This application will be heard at the December 5, 2023, board hearing. 
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City of Port St. Lucie

Agenda Summary
2023-1040

121 SW Port St. Lucie Blvd.
Port St. Lucie, Florida 34984

Agenda Date: 11/7/2023 Agenda Item No.: 8.b

Placement: Public Hearing - Quasi Judicial

Action Requested: Motion / Vote

P23-133 Saint Lucy Properties, LLC. -  The Malachi Academy - Special Exception Use
(Application Withdrawn)
Location: On the south side of NW University Boulevard, west of the roundabout on NW California Boulevard

and east of Piazza Drive.

Legal Description: University Park, St. Lucie West Plat No. 143, second replat in Parcel 21D, Lot 7

This is a request for a special exception use to allow a private school.

Submitted By: Bianca Lee, Planning & Zoning Department, Planner II

Executive Summary: This application has been withdrawn by a representative of The Malachi Academy,
Hannah Vergara.

Location of Project: 548 NW University Blvd., Ste. 102

Attachments: 1. Staff memo, 2. SEU withdrawal letter

City of Port St. Lucie Printed on 10/31/2023Page 1 of 1

powered by Legistar™132
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CITY OF PORT ST. LUCIE 
Planning and Zoning Department 
121 S.W. Port St. Lucie Blvd., Building B 
Port St. Lucie, FL  34984-5099 

www.cityofpsl.com  

 

MEM OR AN D UM  
  
TO: 
 

Planning and Zoning Board Members 
 

FROM: Bianca Lee, Planner II 
  
DATE: October 27, 2023 
  
RE: Special Exception Use – Saint Lucy Properties, LLC. 

Withdrawal of Application (P23-133) 
  
_________________________________________________________________________________________________________ 

 
 

 The applicant withdrew this application on October 26, 2023 (see attached letter).   
 

 The Planning and Zoning Department advertised this application for the November 
7, 2023, board hearing.  Notices were sent to all property owners within 750 ft. of the 
property located at 548 NW University Blvd., Ste. 102. 
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Hannah Vergara 
4464 Whispering Pines Lane, Fort Pierce, FL 34982 
(772) 4187758 
malachicademy@gmail.com 
 
October 26, 2023 
 
Dear City of Port Saint Lucie: 
 
The Malachi Academy Inc. would like to request a withdrawal of our Special Exception Use 
Application for  
 
548 NW University Blvd., Ste. 102.  The legal description is University Park, St. Lucie West Plat 
No. 143, second replat in Parcel 21D, Lot 7.  The parcel ID is 3325-600-0010-090-9. 
Saint Lucy Properties, LLC. –  
Private School (P23-133) The Malachi Academy. 
 
We are no longer opening as a private school and will not require Special Exception Zoning. 
Instead, we are interested in creating a tutoring facility for students with unique abilities in the 
City of Port Saint Lucie.  
 
 
 
 
 
 
Thank you for your consideration. 
 
 
Sincerely, 
 
 
 
Hannah Vergara 
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City of Port St. Lucie

Agenda Summary
2023-898

121 SW Port St. Lucie Blvd.
Port St. Lucie, Florida 34984

Agenda Date: 11/7/2023 Agenda Item No.: 8.c

Placement: Public Hearing - Quasi Judicial

Action Requested: Motion / Vote

P23-149 Omega Baptist Church of Pentecost Inc. - Rezoning
Location: East of Port St. Lucie Boulevard., between SW Aster Rd. & SW Greco Ln.

Legal Description: Port St. Lucie, Sec. 5, Blk. 1662, Lots 9, 10, 11, 15, & 16

This is a request to rezone the property from Institutional to Professional Zoning.

Submitted By: Bianca Lee, Planner II, Department of Planning & Zoning

Executive Summary: The City of Port St. Lucie received a request from Roberto Urbina of URB Design Group,

LLC., agent for the property owner, Omega Baptist Church of Pentecost Inc., to rezone a 1.16-acre parcel from
Institutional (I) zoning district to Professional (P) zoning district to be consistent with the City’s Comprehensive
Plan. The subject property is in Conversion Area 4 as identified in the adopted City of Port St. Lucie Conversion
Area Manual. The properties that are within Conversion Area 4 have a future land use designation of ROI. In
2021, the City Council approved an amendment to the comprehensive plan that revised Policy 1.1.4.13 to
remove the Institutional Zoning District as a compatible zoning designation within the ROI land use
classification (P21-047). As a result, the subject property’s land use and zoning are not compatible. The
applicant is applying to rezone the property to the Professional Zoning designation.

Presentation Information: A brief presentation will be provided.

Staff Recommendation: Move that the Board recommend approval of the rezoning request.

Alternate Recommendations:

1. Move that the Board recommend denial of the rezoning request.

Background: See attached staff report.

Issues/Analysis: See attached staff report.

Special Consideration: There is an associated application for site plan approval for a 6,950 square foot church
consisting of an existing 2,950 sq ft building (existing house) and a proposed two story 4,000 sq ft attached
building with a total of 52 parking spaces. Prior to site plan approval, the applicant may need to apply for a
Special Exception Use (SEU) depending on the size of the enclosed assembly area. The proposed site plan is

attached as Attachment “A” and a rendering of the proposed project is attached as Attachment “B”.

City of Port St. Lucie Printed on 11/1/2023Page 1 of 2

powered by Legistar™135

http://www.legistar.com/


Agenda Date: 11/7/2023 Agenda Item No.: 8.c

Location of Project: 726 SW Port St. Lucie Blvd.

Attachments: 1. Staff report, 2. Attachment A, 3. Attachment B, 4. Rezoning request, 5. Staff presentation

City of Port St. Lucie Printed on 11/1/2023Page 2 of 2

powered by Legistar™136

http://www.legistar.com/


Page 1 of 7 
P23-149 Omega Baptist Church of Pentecost Inc., Rezoning 

PLANNING AND ZONING STAFF REPORT  
October 3, 2023, Planning and Zoning Meeting 

 

 
 
Omega Baptist Church of Pentecost Inc. 
Rezoning 
P23-149 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

 
 
 
 
    
 
 
 
 
 
 
 
 Project Location Map 
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P23-149 Omega Baptist Church of Pentecost Inc., Rezoning 

 
SUMMARY 

Applicant’s Request: Rezoning from Institutional (I) to Professional (P) 

Applicant: Roberto Urbina of URB Design Group, LLC. 

Property Owner: Omega Baptist Church of Pentecost Inc. 

Location:  East of Port St. Lucie Boulevard., between SW Aster Rd. 
& SW Greco Ln. 

Address: 726 SW Port St. Lucie Blvd. 

Project Planner: Bianca Lee, Planner II 

 
 
Project Description 
The application is a request to rezone approximately 1.16 acres of property located on the east side of 
Port St. Lucie Boulevard between the C-24 Canal and SW Aster Road from the zoning designation of 
Institutional (I) zoning district to Professional (P) zoning district.  The subject property is five formerly 
residential parcels legally described as Port St. Lucie Sec. 5, Blk. 1662 Lots 9, 10, 11, 15, & 16 that were 
rezoned to the Professional Zoning District (P) in 2016 (OR 16-78).  A Unity of Title was included with the 
rezoning.   The subject property is located within Conversion Area 4 and has a future land use designation 
of ROI.  In 2021, the City Council approved an amendment to the comprehensive plan that revised Policy 
1.1.4.13 to remove the Institutional Zoning District as a compatible zoning designation with the ROI land 
use classification (P21-047).  As a result, the subject property’s land use and zoning are not compatible.  
The applicant is applying to rezone the property to the Professional Zoning designation.  The property’s 
address is 726 SW Port St. Lucie Blvd. 
 
Under the ROI land use designation, properties can be rezoned to LMD (Limited Mixed-Use District), P 
(Professional), RM-5 (Multi-Family 5 units per acre), or Residential PUD (Planned Unit Development) 
between 5-11 units per acre.   
 
There is an associated application for site plan approval for a 6,950 square foot church consisting of an 
existing 2,950 sq ft building (existing house) and a proposed two story 4,000 sq ft attached building with 
a total of 52 parking spaces.  Per City Code, a church falls under the definition for an Enclosed Assembly 
Area.  Enclosed Assembly Areas 3,000 square feet or less are a permitted use in the Professional Zoning 
District.  An Enclosed Assembly Area over 3,000 square feet requires a Special Exception Use (SEU).  
Prior to site plan approval, the applicant may need to apply for a Special Exception Use (SEU) depending 
on the size of the enclosed assembly area.  The proposed site plan is attached as Attachment “A” and a 
rendering of the proposed project is attached as Attachment “B”.   
 
Public Notice Requirements  
Public notice was mailed to owners within 750 feet of the property and the item was included in the ad 
for the October 3, 2023, Planning & Zoning Board meeting. 

 
 
 
 
 
 
 
 

138



Page 3 of 7 
P23-149 Omega Baptist Church of Pentecost Inc., Rezoning 

 
Location and Site Information  

Parcel Number: 3420-520-0844-000-4 

Property Size: 1.16 acres: 50,640 SF 

Legal Description: as Port St. Lucie Sec. 5, Blk. 1662 Lots 9, 10, 11, 15, & 16 

Future Land Use: ROI-Residential, Office & Institutional  

Existing Zoning: Institutional (I) 

Existing Use: Single-family residence 

Requested Zoning: Professional 

Proposed Use: A use consistent with the Professional Zoning District & 
Comprehensive Plan.  A site plan has been submitted for a 6,950 sq. 
ft. church (enclosed assembly area).   

 
 
Surrounding Uses 
 

Direction Future Land Use Zoning Existing Use 

North  ROI LMD Vacant 
South RL RS-2 Existing single-family 

residence.   
East ROI LMD Retail 
West ROI RS-2 Existing single-family 

residence.   
ROI-Residential, Office, & Institutional, RL- Low Density Residential, LMD-Limited Mixed-Use, RS-2-Single-Family 
Residential 
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P23-149 Omega Baptist Church of Pentecost Inc., Rezoning 
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P23-149 Omega Baptist Church of Pentecost Inc., Rezoning 
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P23-149 Omega Baptist Church of Pentecost Inc., Rezoning 

IMPACTS AND FINDINGS 

COMPREHENSIVE PLAN REVIEW 

Land Use Consistency:  Proposed zoning of Professional is compatible with Policy 1.1.4.13 and future 
land use classification of Residential, Office & Institutional (ROI).   

ZONING REVIEW  

Justification Statement: The subject property is in Conversion Area 4 with an ROI future land use.  In 
2021, the City Council approved an amendment to the comprehensive plan that revised Policy 1.1.4.13 
to remove the Institutional Zoning District as a compatible zoning designation within the ROI land use 
classification (P21-047).  As a result, the subject property’s land use and zoning are not compatible.  
The applicant is applying to rezone the property to the Professional Zoning Designation.  The purpose 
of this request is to rezone the parcels for development and align with the direction and intent of the 
Professional Zoning District and the City of Port St. Lucie’s Comprehensive Plan.  

  
Staff Analysis: The rezoning classification complies with the direction and intent of the City of Port St. 
Lucie Comprehensive Plan and Conversion Manual.  The Professional Zoning District (P) is compatible 
with the Residential, Office & Institutional (ROI) future land use classification, Policy 1.1.4.13 of the 
Future Land Use Element.   

Compliance with Conversion Area Requirements  

Planning Area location per Conversion Manual 4 

Is all property within planning area? Yes 

Type of Conversion Area  ROI 

Proposed rezoning  Professional Zoning District 

Will rezoning result in isolation of lots? No 

Has Unity of Title been submitted? A Unity of Title was included with the previous 
rezoning (P16-149).  

 Required  Proposed  

Minimum Frontage 160 257.01 

Minimum Depth 125 250 

Landscape Buffer Wall  All proposed development will have to comply 
with Section 154.03 (C)(5)(b) which requires a six 
foot masonry buffer wall when property zoned 
commercial, industrial, institutional, office, or 
public facility uses abuts property to the side or 
rear which is designated with a residential or 
open space land use.   

 

ENVIRONMENTAL REVIEW 
The subject property will be required to submit a tree survey as part of site plan approval.  A gopher 
tortoise survey will be required prior to clearing.     

RELATED PROJECTS  
P16-149 – S&W Land Investments Rezoning  
Church-Omega Baptist Church of Pentecost site plan (P23-027). 
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P23-149 Omega Baptist Church of Pentecost Inc., Rezoning 

STAFF RECOMMENDATION  
 
The Planning and Zoning Department staff finds the request to be consistent with the direction and intent 

of the future land use map and policies of the City's Comprehensive Plan and recommends approval. 

Planning and Zoning Board Action Options: 

 Motion to recommend approval to the City Council 

 Motion to recommend denial to the City Council 
 

Please note: Should the Board need further clarification or information from either the applicant and/or 

staff, it may exercise the right to table or continue the hearing or review to a future meeting. 

143



RETENTION
AREA

9

'

-

6

"

2

5

'

-

0

"

4

8

'

-

7

"

1

3

'

-

7

"

5

5

'

-

0

"

4

9

'

-

4

"

6

0

'

-

0

"

6

'

-

0

"

8

7

'

-

8

"

 

F

O

U

N

D

A

T

I

O

N

 

P

L

A

N

T

E

R

1

0

'

-

0

"

S

I

D

E

 

S

E

T

B

A

C

K

R6'-0"

R

2

0

'
-
0

"

R

2

0

'

-

0

"

9

'

-

0

"

T

Y

P

I

C

A

L

9

'

-

0

"

T

Y

P

I

C

A

L

9

'

-

0

"

T

Y

P

I

C

A

L

9

'

-

0

"

T

Y

P

I

C

A

L

9

'

-

0

"

T

Y

P

I

C

A

L

9

'

-

0

"

T

Y

P

I

C

A

L

9

'

-

0

"

T

Y

P

I

C

A

L

9

'

-

0

"

T

Y

P

I

C

A

L

1

5

'

-

0

"

R

.

O

.

W

 

B

U

F

F

E

R

5

'

-

0

"

O

V

E

R

L

A

P

1

0

'

-

0

"

U

.

E

2

5

'

-

0

"

F

R

O

N

T

S

E

T

B

A

C

K

1

0

8

'

-

7

"

1

1

'

-

0

"

2

5

'

-

6

"

D

R

I

V

E

 

A

I

S

L

E

4

4

'

-

7

"

7

'

-

5

"

2

4

'

-

0

"

4

'

-

7

"

2

7

'

-

0

"

1

0

'

-

0

"

5

4

'

-

1

"

1

0

'

-

0

"

1

8

'

-

7

"

2

4

'

-

0

"

1

8

'

-

6

"

1

3

'

-

1

1

"

2

8

'

-

1

0

"

1

8

'

-

6

"

1

8

'

-

6

"

2

3

'

-

1

1

"

1

8

'

-

6

"

1

8

'

-

6

"

1

4

'

-

3

"

3

3

'

-

0

"

 

T

H

R

O

A

T

 

D

I

S

T

A

N

C

E

2

4

'

-

0

"

3

7

'

-

0

"

2

4

'

-

0

"

3

7

'

-

0

"

2

4

'

-

0

"

3

7

'

-

0

"

1

4

'

-

2

"

9

'

-

0

"

5

'

-

0

"

1

2

'

-

0

"

5

'

-

0

"

1

2

'

-

0

"

5

'

-

0

"

1

0

'

-

0

"

6

'

-

0

"

U

.

E

 

&

 

D

.

E

1

0

'
-
0

"

2

1

'
-
0

"

6

'

-

0

"

U

.

E

 

&

 

D

.

E

6

'

-

0

"

S

E

T

B

A

C

K

6

'

-

0

"

U

.

E

 

&

 

D

.

E

SITE DATA

LEGAL DESCRIPTION:

LOTS 9,10,11,15 AND 16, BLOCK 1662, PORT SAINT LUCIE SECTION FIVE.

ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 12,

PAGE 15, OF THE PUBLIC RECORDS OF ST. LUCIE COUNTY, FLORIDA.

CONTAINS: 50.010 SQUARE FEET OR 1.148

PARCEL ID #: 3420-520-0844-000-4

PROJECT NAME: OMEGA BAPTIST CHURCH

OWNER: OMEGA BAPTIST CHURCH OF PENTECOST INC.

LAND USE TYPE : 0100

FUTURE LAND USE: CHURCH

ZONING: RS-2

LAND USE: ROI

BUILDING DATA:

PHASE 1

ALTERATION EXISTING BUILDING

EXISTING AREA UNDER AIR 1.737.00 SF

PROPOSED AREA UNDER AIR 2.950.00 SF

PROPOSED BUILDING HEIGHT 22'

PROPOSED ADDITIONAL PARKING

SET BACKS:

FRONT: 25'

SIDE : 10'

REAR: 10'

PHASE 2

NEW BUILDING 4.000 S.F.

FIRST FLOOR 3.000 S. F APROX

SECOND FLOOR 1.000 S.F APROX

PROPOSED BUILDING HEIGHT

PHASE 1 = 25'

PHASE 2 = 35'

MAXIMUM BUILDING COVERAGE = 50%

TOAL BUILDING COVERAGE = 22%

TOTAL BUILDING AREA PHASE I PHASE II 6.950 S.F

PARKING CALCULATIONS

PHASE 1

OUTDOOR FACILITIES

2.950 S.F ( 1 SPACE / 200 S.F) = 15 SPACES

REQUIRED HANDICAP  SPACES =    3 SPACES

PROVIDE SPACES =  28 SPACES

HANDICAP SPACES =    3 SPACES

PHASE 2

CHURCH FACILITY

4.000 S.F ( 1 SPACE / 200 S.F) = 20 SPACES

PROVIDE SPACES = 24 SPACES

TOTAL PROVIDE  SPACES PHASE I & PHASE II 52 SPACES

HANDICAP SPACES  3 SPACES

SCALE : N.T.S
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NO PART OF THIS PLAN OR DESIGN MAY BE REPRODUCED

OR TRANSMITTED IN ANY FORM OR BY ANY MEANS,

ELECTRONIC OR MECHANICAL (INCLUDING) PHOTO

COPYING, RECORDING OR ANY INFORMATION RETRIEVAL

SYSTEM), WITHOUT THE WRITTEN APPROVAL OF FAUSTO

GUERRERO NO DERIVATIVE WORKS OF THIS PLAN MAY BE

MADE WITHOUT PRIOR WRITTEN PERMISSION.  THE

CONTRACTOR SHALL VERIFY AND BE RESPONSIBLE FOR

ALL DIMENSIONS AND CONDITIONS DEPICTED ON THESE

DRAWINGS. WRITTEN DIMENSIONS ON THESE DRAWINGS

SHALL HAVE PRECEDENCE OVER SCALED DIMENSIONS. --

MUST BE NOTIFIED OF ANY DISCREPANCIES FOUND AND

ASSUMES NO LIABILITY FOR THE UNAUTHORIZED USE OF

THESE PLANS, DRAWINGS AND SPECIFICATIONS.

FAUSTO GUERRERO P.E

FLORIDA LICENCE # 50465

Fl Licence #50465

17084 SW 91 St Ave Palmetto Bay Fl 33157

Phone (786)443-1685

ueeoauo@gmail.com

FAUSTO GUERRERO P.E

VICINITY MAP

ASPHALT

S1.0

DUMPSTER

5' MIN. PLANTING SCREEN

WHEEL STOP (TYP)

WHEEL STOP (TYP)

PHASE I

EXISTING BUILDING

1 STORY

TOTAL BUILDING HT= 22'

MAX.BUILDING H= 26'

2.950 SQ FT

EXISTING OMEGA BAPTIST

CHURCH

PHASE II

FUTURE BUILDING

2 STORY BUILDING

TOTAL BUILDING HT= 24'

MAX BUILDING HT= 29'

1ST FLOOR=  2200 SQ FT

2 ND FL=    800 SQ FT

TOTAL = 3000 SQ FT

PROPERTY LINE

PROPERTY LINE

PROPERTY LINE

GRASS

GRASS

GRASS

GRASS

SITE

SITE DATA

S.F AC 100%

TOTAL AREA 50.051 1.14 100

IMPERVIOUS AREA

S.F AC 100%

EXISTING & PROPOSED

BUILDING

5150.00 0.11 10.29

PROPOSED PAVEMENT 15768.00 0.36 31.50

PROPOSED STABILIZED GRASS

VEHICLE PARKING

10069.00 0.23 20.00

PROPOSED CONCRETE 2463.00 0.05 0.04

TOTAL  IMPERVIOUS AREA 33450.00 0.75 61.83

PERVIOUS AREA

S.F AC 100%

GREEN SPACE 3350.00 0.08 0.06

LANDSCAPE BUFFERS 8847.00 0.18 31.50

RENTENTION 3611.00 0.08 20.00

TOTAL  PERVIOUS AREA 15808.00 0.34 51.56

PROPOSED STABILIZED GRASS

VEHICLE PARKING

PROPOSED ASPHALT

CONCRETE

PROPOSED PHASE II BUILDING

LEYEND

HANDICAP STALL

PROPOSED SIDE WALK

PROPOSED PHASE I BUILDING

S
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T

E
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N

PROPOSED

MONUMENT SIGN

EXISTING

SIDEWALK

0 20' 40'

SCALE : 1" = 20'

1-800-432-4770

IT'S THE LAW ! 
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LIGHT FIXTURE SCHEDULE

TYPE CATALOG NUMBER MANUFACTURER DECRIPTION LAMPS TYPE DIMMING VOLTS MOUNTING REMARKS INPUT WATTS

SB

MRM-LED-30L-SIL-5W-UNV-DIM-(CCT)

70CRI-(FINIS)-IL

MRM-LED-30L-SIL-5

W-UNV-DIM-(CCT)70

CRI-(FINIS)-IL

SITE PARKING

LOT LED FIXTURE

W/INTEGRAL

SPILL CUTOFF

INTEGRATED LED 0-10 V 120/277V TENON

MOUNTED @

25'-0" AFG /TWING

180 DEGREE

ORIENTATION
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RETENTION
AREA

PHASE I

Convert the existing family house layout into the  fellowship mall layout. 3000

sq ft aprox

The existing shell will be retained

New parking lot 24 spaces

New side walk

Construct monument tower

PHASE ii

New fellowship mall 3000 sq ft at first floor and 1000 sq ft at the second floor

with offices, connecting with building of phase i.

Building phase i will be add kitchen, classrooms, conference room, bible

study, offices, reception.
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NO PART OF THIS PLAN OR DESIGN MAY BE REPRODUCED

OR TRANSMITTED IN ANY FORM OR BY ANY MEANS,

ELECTRONIC OR MECHANICAL (INCLUDING) PHOTO

COPYING, RECORDING OR ANY INFORMATION RETRIEVAL

SYSTEM), WITHOUT THE WRITTEN APPROVAL OF FAUSTO

GUERRERO NO DERIVATIVE WORKS OF THIS PLAN MAY BE

MADE WITHOUT PRIOR WRITTEN PERMISSION.  THE

CONTRACTOR SHALL VERIFY AND BE RESPONSIBLE FOR

ALL DIMENSIONS AND CONDITIONS DEPICTED ON THESE

DRAWINGS. WRITTEN DIMENSIONS ON THESE DRAWINGS

SHALL HAVE PRECEDENCE OVER SCALED DIMENSIONS. --

MUST BE NOTIFIED OF ANY DISCREPANCIES FOUND AND

ASSUMES NO LIABILITY FOR THE UNAUTHORIZED USE OF

THESE PLANS, DRAWINGS AND SPECIFICATIONS.

FAUSTO GUERRERO P.E

FLORIDA LICENCE # 50465

Fl Licence #50465

17084 SW 91 St Ave Palmetto Bay Fl 33157

Phone (786)443-1685

ueeoauo@gmail.com

FAUSTO GUERRERO P.E

PHASE I PLAN

1. ENTRANCE

2. FELLOWSHIP AREA

3. MEN'S RESTROOMS

4. WOMEN'S RESTROOMS

5. WORSHIP AREA

6. CHOIR

7. AUDIO/VIDEO ROOM

8. STORAGE

9. OFFICE
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PHASE I

PARKING

(28)

PHASE II

PARKING

(24)

PHASE II

FELLOWSHIP

3.0000 SQ FT FIRST FLOOR

1.000 SECOND FLOOR

PHASE I

FELLOWSHIP

3.0000 SQ FT FIRST FLOOR

PHASE I SOUTH ELEVATION
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City of Port St. Lucie
REZONING

P23-149

Planning & Zoning Board 

October 3, 2023

Bianca Lee

Planner II
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Roberto Urbina of URB Design Group, LLC., acting as agent for the 
property owner, Omega Baptist Church of Pentecost Inc., is requesting 
approval of the rezoning of approximately 1.16 acres from Institutional (I) 
to Professional (P) to be consistent with the City’s Comprehensive Plan.

Request:

148



Owners – Omega Baptist Church of Pentecost Inc.
Applicant –Roberto Urbina of URB Design Group, LLC
Location – 726 SW Port St. Lucie Blvd.

Existing Use – Single-family home on one lot and the other four lots are
vacant.

General Information:

149



The subject property is five formerly residential parcels located on the east side of Port 
St. Lucie Boulevard between the C-24 Canal and SW Aster Road that  are located in
Conversion Area 4.

Conversion Area 4 has an ROI land use designation, the parcels were rezoned to the 
Professional Zoning District (P) in 2016 (OR 16-78).

In 2021, the City Council approved an amendment to the comprehensive plan that 
revised Policy 1.1.4.13 to remove the Institutional Zoning District as a compatible 
zoning designation with the ROI land use classification (P21-047).  

As a result, the subject property’s land use and zoning are not compatible. The 
applicant is applying to rezone the property to the Professional zoning designation for 
site development.

Background:

150



An application for site plan approval has been submitted for a proposed 
6,950 square foot church consisting of an existing 2,950 sq. ft. building 
(existing house) and a proposed two story 4,000 sq. ft. attached building 
with a total of 52 parking spaces.

• There is an existing single-family residence located on lot 11. 

• An application for a Special Exception Use (SEU) may be required if the 
assembly area is greater than 3,000 square feet. 

• The applicant will be required to provide a tree survey as part of site 
plan review.  

Associated Application
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Future Land Use
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Surrounding Uses 

Direction Future Land Use Zoning Existing Use

North Residential, Office 
& Institutional 
(ROI)

Limited Mixed-Use 
(LMD)

Vacant

South Low Density 
Residential (RL)

Single –Family 
Residential (RS-2)

Single Family Home

East Residential, Office 
& Institutional 
(ROI)

Limited Mixed-Use 
(LMD)

Retail

West Residential, Office 
& Institutional 
(ROI)

Single –Family 
Residential (RS-2)

Single Family Home
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Compliance with Conversion 
Area Requirements

CONVERSION AREA REVIEW STANDARDS
Planning Area location per Conversion Manual Area 4
Is all property within planning area? Yes
Type of Conversion Area Residential, Office & Institutional (ROI)
Proposed rezoning Professional Zoning District
Will rezoning result in isolation of lots? No
Has Unity of Title been submitted? Provided with previous rezoning (P16-149)

Required Proposed
Minimum Frontage 160’ 257.01 (Port St. Lucie Blvd.)
Minimum Depth 125 250
Landscape Buffer Wall Yes, to screen from 

neighboring residential 
properties

Masonry wall and fencing will be 
required to screen the 
development from residential 
land uses. All proposed 
development will have to comply 
with Section 154.03 (C)(5)(b). 
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Justification 

• The proposed rezoning is consistent with Policy 1.1.4.13 of the Future Land Use
Element of the Comprehensive Plan which establishes the compatible future land use
and zoning categories.

• The Professional (P) Zoning District is listed as a compatible zoning district under the
Residential, Office & Institutional (ROI) future land use classification.

Policy  1.1.4.13 Future Land Use Element

Future Land Use Classification Compatible Zoning District 
Residential, Office, & Institutional (ROI) P (Professional), I (Institutional), LMD (Limited Mixed Use), 

RM-5 or Residential PUD (Planned Unit Development) 
between 5-11 units per acre
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Planning & Zoning Staff Recommendation 

The Planning & Zoning Department staff recommends approval of the rezoning request.
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City of Port St. Lucie

Agenda Summary
2023-1017

121 SW Port St. Lucie Blvd.
Port St. Lucie, Florida 34984

Agenda Date: 11/7/2023 Agenda Item No.: 8.d

Placement: Public Hearing - Quasi Judicial

Action Requested: Motion / Vote

P23-162 Scarcella, Mirko - Variance
 Location: 1856 SW Kimberly Ave

Legal Description: Port St. Lucie Section 20, Block 314, Lot 8

This is a request for a variance of 3.4 feet to allow a 6.6-foot side yard setback for an existing outdoor kitchen

and barbecue.

Submitted By: Francis Forman, Planner II, Planning & Zoning Department

Executive Summary: The owner is requesting a variance of three feet and four inches (3.4) to allow a six foot
and six-inch (6.6) setback from the side property line for a proposed outdoor kitchen and grill. Section 158.127
(C) Accessary Uses in Single-Family Residential Districts, states that the minimum side yard setbacks for this
property are 10 feet as set forth by the applicable zoning district of RS-2.

Presentation Information: Staff will provide a presentation.

Staff Recommendation: Move that the Board review the variance application and vote to approve, approve
with conditions, or deny the variance request.

Background: See attached staff report.

Issues/Analysis: See attached staff report.

Special Consideration: N/A

Location of Project: 1856 SW Kimberly Ave

Attachments:
1. Staff Report
2. Applicant’s Response to Variance Criteria
3. Boundary Survey
4. Warranty Deed
5. Staff Presentation

City of Port St. Lucie Printed on 11/1/2023Page 1 of 1
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 PLANNING AND ZONING BOARD STAFF REPORT  
November 7, 2023, Planning and Zoning Board Meeting 

 

 
 
Scarcella, Mirko 
Variance (Side Yard Setback) 
P23-162 
 

 
Figure 1. Aerial Map 

 
SUMMARY 

Applicant’s Request: To grant a variance to Section 158.217(C) of the City Code to allow 
for a three foot and four- inch (3.4 feet) encroachment into the side 
yard setback resulting in a 6’6” side yard where 10’ is required, for 
an existing outdoor kitchen and grill. 

Application Type: Variance, Quasi-Judicial 

Property Owner: Mirko Scarcella 

Address:  1856 SW Kimberly Ave 

Location: South side of SW Kimberly Avenue, north of SW Del Rio Boulevard 
and west of SW Congo Street. 

Project Planner:  Francis Forman, Planner II 
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Project Description 
The owner is requesting a variance of three feet and four inches (3.4 feet) to allow a six foot and six-inch 

(6.6 foot) setback from the side property line  where 10’ is required for an existing outdoor kitchen and 

grill. Section 158.127(C) Accessory Uses in Single-Family Residential Districts, states that the minimum 

side yard setbacks for this property are 10 feet as set forth by the applicable zoning district of RS-2. 

 

Review Criteria 

An application for a variance is reviewed for consistency with Article XV of the Zoning Code, Sections 

158.295 through 158.299.  Final action on the application (approval or denial) is in the form of an Order 

of the Planning and Zoning Board following a quasi-judicial public hearing.  A vote of approval by five (5) 

members of the Planning and Zoning Board is required to grant a variance. 

 
Public Notice Requirements  
Public notice was mailed to owners within 750 feet and the file was included in the ad for the Planning & 
Zoning Board’s agenda. 
 

Location and Site Information  

Parcel Number: 3420-595-0481-000-3 

Property Size: +/- 0.23 acres 

Legal Description: Lot 7 - Block 1249 - Port St. Lucie Section 20 

Future Land Use: RL (Low Density Residential) 

Existing Zoning: RS-2 (Single-Family Residential) 

Existing Use: Single-Family Residence 

 
Surrounding Uses 

RL, Low Density Residential – RS-2, Single Family Residential – I, Institutional 

 

Direction Future Land Use Zoning Existing Use 

North RL RS-2 Single-Family Residence 

South I I Religious Institution  

East RL RS-2 Single-Family Residence 

West RL RS-2 Single-Family Residence 
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Figure 2.  Land Use Map 
    

 

 
 

Figure 3.  Zoning Map 
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IMPACTS AND FINDINGS                                                                                                         

Section 158.295 (B) of the Zoning Code establishes the duties of the Planning and Zoning Board in 
authorizing a variance.  The Planning and Zoning Board may authorize the variance from the provisions of 
the Zoning Code as will not be contrary to the public interest when, owing to special conditions, a literal 
enforcement of the provisions will result in unnecessary and undue hardship. Pursuant to Section 158.296, 
a variance is authorized only for height, area, and size of the structure, yard size, building setback, lot size 
requirements, and other applicable development regulations, excluding use. To authorize a variance, the 
Planning and Zoning Board should consider the criteria listed under Section 158.295 (B) (1) through (7).  
The applicant’s response to this criterion is attached to the application. Staff’s review is provided below.  

See the applicant’s responses that are included in the Variance application.  

Compatibility with variance criteria Section 158:295 (B). 

1. That special conditions and circumstances exist which are peculiar to the land, structure, or 
building involved and which are not applicable to other lands, structures, or buildings in the 
same zoning district. 

  Applicant’s Response: Special conditions and circumstances peculiar to my property 
are primarily a result of conflicting information provided by the city building 
department at different points in time. The initial inquiry about the outdoor kitchen 
and grill, the building department informed us that no permit was required provided 
we maintained a 6-foot distance from the side property line and a 10-foot distance 
from the from the rear. However, upon a subsequent in-person visit to the building 
department, we were informed that a permit was indeed required, the side distance 
needs to be 10 feet instead of the initial 6 feet. As a result, an undue and unnecessary 
hardship has been imposed, as we’ve already incurred expenses and labor to construct 
the kitchen barbecue based on the initial information provided. The structure is not 
visible to the public or neighboring properties due to an existing 6-foot-high vinyl fence 
sounding the property. These special conditions do not generally apply to other lands, 
structures, or buildings in the same zoning district making this case unique. Thus, the 
hardship is not self-inflicted but arises from inconsistent guidance provided by the city 
department, leading to confusion, unnecessary expense, and construction delays. 

 Staff Findings: No, special conditions and circumstances do not exist which are 
peculiar to the land, structure, or building involved and which are not applicable to 
other lands, structures, or buildings in the same zoning district. 

2. That the special conditions and circumstances do not result from any action of the applicant. 

 Applicant’s Response: The condition and circumstances leading to this variance 
request did not result from the actions taken by me or my family. We undertook this 
outdoor kitchen barbecue project in strict compliance with the guidelines and 
information provided by the city building department. Prior to starting construction, 
we made diligent efforts to obtain accurate information by contacting the building 
department both by phone and in person. On both occasions, we were informed that 
no permit would be required for the structure, given that it adhered to specified 
distance regulations of 6 feet from the side yard line and 10 feet from the rear. Relying 
on the information provided by multiple departments within the building department, 
we proceeded with construction. It was only after a friend raised concerns about the 
permit that we revisited the department, only to be informed of a different set of 
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regulations, contradicting their earlier guidelines. Thus, the conditions and 
circumstances are a direct result of inconsistent and conflicting information from the 
city building department, and not from any action or oversight on our part.  

 Staff Findings: Special conditions and circumstances which are peculiar to the land, 
structure, or building involved do not exist.  However, the owner asserts that he was 
given erroneous information from the building department which resulted in the 
installation of the structure in the side yard, and thus necessitates the variance.   

3. That granting the variance requested will not confer on the applicant any special privilege that 
is denied by this chapter to other lands, buildings, or structures, in the same zoning district. 

 Applicant’s Response: Granting the Variance will not confer any special privilege upon 
me that is denied to other lands, buildings, or structures in the same zoning district. 
The variance is being sought to address an issue stemming from conflicting guidance 
provided by the city building department, not to gain advantage or circumvent the 
rules that apply to everyone else in the zoning district.  

 Staff Findings: The granting of this variance request will confer special privilege that 
is denied by this chapter to other lands, however, per the applicants responses to 
comments #1 and #2, this variance is requested to correct the work that was done 
after the owner reports being provided incorrect information regarding side yard 
setbacks for the RS-2 zoning district. 

4. That literal interpretation of the provisions of the chapter would deprive the applicant of 
rights commonly enjoyed by other properties in the same zoning district under the terms of 
the chapter and would work unnecessary and undue hardship on the applicant. 

 Applicant’s Response: A literal interpretation of the chapter's provisions, in this case, 
would impose an unnecessary and undue hardship on me and my family, a hardship 
not commonly faced by other properties in the same zoning district. We started the 
construction of the outdoor kitchen-barbecue based on the explicit guidelines and 
assurances provided by the city building department. We were informed that no 
permit would be required if we adhered to a distance of 6 feet from the side and 10 
feet from the front of the backyard. Acting in good faith, we followed these directions 
meticulously. 
However, inconsistent and conflicting information was later provided by the same 
department, stating that a permit was indeed needed and that the side distance had 
to be 10 feet instead of the previously specified 6 feet. Due to this, we had to incur 
additional unexpected expenses for hiring a licensed engineer in Florida to produce 
the required drawings and documentation, a cost and process not commonly 
necessitated for similar projects in the zoning district when adhering to initial 
guidelines. 
We've already invested money, time, and labor into building the structure based on 
the initial guidance provided. Requiring us to disassemble or relocate the nearly 
completed structure would not only be financially burdensome but would also be 
emotionally taxing, all due to an error that was not our own. 
Therefore, a literal interpretation of the chapter's provisions in light of the conflicting 
guidance we received would unjustly deprive us of rights commonly enjoyed by others 
in the zoning district, namely the right to rely on accurate information from city 
departments for property improvements. The variance request serves to rectify this 
specific hardship without undermining the overall intent and purpose of the zoning 
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laws..  

 Staff Findings: The literal interpretation of the provisions would not deprive the 
applicant of any commonly enjoyed rights by other property owners. However, per 
comments #1 and #2, this is a variance to correct the owner being provided incorrect 
information regarding side yard setbacks for the RS-2 zoning district. 

5. That the variance granted is the minimum variance that will make possible the reasonable use 
of the land, building, or structure.  

 Applicant’s Response: The variance requested is indeed the minimum variance that 
will allow for the reasonable use of the land and the already partially constructed 
outdoor kitchen-barbecue structure. We are not requesting any additional or 
excessive leniencies outside of what was initially conveyed to us by the city building 
department. The structure has been built 6.6 feet from the side and 10.5 feet from the 
front of the backyard, strictly adhering to the original guidelines provided. 
 
It's important to note that we undertook this project based on multiple assurances 
from different departments within the city building department. We did our due 
diligence, acting in good faith to comply with the city's instructions. 
 
Dismantling or relocating the existing structure would impose significant financial and 
emotional hardship, while serving no obvious public or administrative interest. 
Additionally, the structure poses no detriment to public welfare or to neighboring 
properties. It is fully concealed by a permitted 6-foot vinyl fence and does not obstruct 
water drainage. 
 
In light of these factors, the variance requested is minimal and serves solely to rectify 
the undue hardship imposed on us by the conflicting and inconsistent instructions 
from the city's building department. It enables reasonable use of our property while 
remaining consistent with the spirit and intent of zoning laws. 

 Staff Findings:  The variance granted is not the minimum variance, however, per the 
owner comments #1 and #2, this is a variance to allow the structure to stay where it 
is because the owner states that he installed the structure (outside kitchen) after he 
says he was provided incorrect information regarding side yard setbacks for the RS-2 
zoning district.  The rear yard is fenced in, and the structure will not be visible to the 
neighbors or from the street. 

6. That the granting of the variance will be in harmony with the general intent and purpose of 
the chapter and that the variance will not be injurious to the area involved or otherwise 
detrimental to the public welfare. 

 Applicant’s Response: Granting the requested variance will be in harmony with the 
general intent and purpose of the zoning chapter, which aims to facilitate the 
reasonable use of land while ensuring that such use is not detrimental to the public 
welfare or injurious to the surrounding area. In this specific case, the variance would 
serve to rectify a unique and unfortunate situation that arose due to inconsistent 
guidance provided by the city building department. 
The outdoor kitchen-barbecue structure we've built is designed to be both functional 
and aesthetically pleasing, in line with the character of the neighborhood. It is not 
visible from the street or to neighboring properties, thanks to a 6-foot vinyl fence that 
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has been permitted by the city. Furthermore, the structure does not interfere with any 
utilities or drainage systems; it's built in an area that does not require clearance for 
water drainage. 
As such, granting this variance would not be injurious to the area involved or 
otherwise detrimental to the public welfare. It would allow us to make reasonable use 
of our property without violating the overall spirit and intent of the zoning laws. 
By resolving this issue in a manner that imposes no harm on the community or the 
environment, the variance would uphold the general intent of providing a balanced 
and reasonable approach to land use, thus aligning with the chapter's overall goals. 

 Staff Findings:  The variance will not detrimentally impact the public welfare or the 
neighbors.  The owner has installed a 6’ opaque fence and as such this structure will 
not likely create a problem for the public. 

7. Please indicate that there will be full compliance with any additional conditions and 
safeguards which the Planning and Zoning Board or Zoning Administrator may prescribe, 
including but not limited to reasonable time limits within which the action for which variance 
is required shall be begun or completed, or both.  

 Applicant’s Response: I fully understand and acknowledge the importance of adhering 
to conditions and safeguards laid out by the Planning and Zoning Board or Zoning 
Administrator. I am committed to full compliance with any additional conditions, 
safeguards, or reasonable time limits that may be prescribed to ensure the project 
aligns with the general intent and purpose of the zoning chapter. 
 
This commitment extends to starting or completing the actions for which the variance 
is required within any time frames that may be established. I understand that these 
conditions are in place to ensure that the variance, if granted, would not be injurious 
to the area involved or detrimental to public welfare. 
 
In sum, I am prepared to adhere strictly to any additional conditions and safeguards 
that may be deemed necessary, as it is my intention to resolve this matter in a way 
that is in full accord with the regulations and expectations of the Planning and Zoning 
Board or Zoning Administrator. 

 Staff Findings:  Acknowledged. 
 

PLANNING AND ZONING BOARD ACTION OPTIONS 
 
The Board may choose to approve, deny or table the proposed variance.  If the Board finds that the 

variance application is consistent with the criteria as listed in Section 158.295 (B) (1) through (7) of the 

City code (listed above), then the Board may: 

 Motion to approve 

 Motion to approve with conditions 
 

If the Board finds that the variance application is inconsistent with the criteria as listed in Section 158.295 

(B) (1) through (7) of the City code, then the Board may: 

 Motion to deny 
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Should the Board need further clarification or information from either the applicant and/or staff, the 

Board may: 

 Motion to table or continue the hearing or review to a future meeting 
 

 (NOTE TO APPLICANTS: Any request for a variance that is denied by the Planning and Zoning Board 

may be appealed to the Board of Zoning Appeals.  Appeal applications are made through the City Clerk’s 

office and must be submitted within 15 days after the Planning and Zoning Board hearing). 
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VARIANCE APPLICATION 

 
CITY OF PORT ST. LUCIE       FOR OFFICE USE ONLY 
Planning & Zoning Department 
121 SW Port ST. Lucie Blvd.      Planning Dept      
Port St. Lucie, Florida 34984      Fee (Nonrefundable) $    
(772)871-5213       Receipt #      
 
Refer to “Fee Schedule” for application fee.  Make check payable to the “City of Port St. Lucie.  Fee is 
nonrefundable unless application is withdrawn prior to advertising for the Planning and Zoning Board meeting. 
Attach two copies of proof of ownership (e.g.: warranty deed, affidavit), a copy of recent survey and a 
statement addressing each of the attached criteria. 
 
PRIMARY CONTACT EMAIL ADDRESS:             
 
PROPERTY OWNER: 
 
Name:                
 
Address:               
 
Telephone No.       
 
 
APPLICANT (IF OTHER THAN OWNER, ATTACH AUTHORIZATION TO ACT AS AGENT): 
 
Name:                
 
Address:               
 
Telephone No.       Email          
 
 
SUBJECT PROPERTY: 
 
Legal Description:              
 
Parcel I.D. Number:              
 
Address:               
 
Current Zoning Classification              
 
Description of requested variance and applicable conditions/circumstances justifying request (continue on separate 
sheet, if necessary):  Provide documentation that the attached variance criteria have been met. 
 
                
 
                
 
                
 
                
 
                
 
 
                

Signature of Applicant   Hand Print Name    Date 
 
 
 
NOTE: Signature on this application acknowledges that a certificate of concurrency for adequate public facilities as 
needed to service this project has not yet been determined.  Adequacy of public facility services is not guaranteed 
at this stage in the development review process. Adequacy for public facilities is determined through certification of 
concurrency and the issuance of final local development orders as may be necessary for this project to be 
determined based on the application material submitted.       03/02/20 
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mirko scarcella
Mirko Scarcella

mirko scarcella
office@lionadv.us

mirko scarcella
1856 SW KIMBERLY AVE - PORT SAINT LUCIE 34953 FL

mirko scarcella
7864511935

mirko scarcella
PORT ST LUCIE- section 20- BLK 1249- LOT 7 

mirko scarcella
3420-595-0481-000-3

mirko scarcella
1856 SW KIMBERLY AVE - PORT SAINT LUCIE 34953 FL

mirko scarcella
RS-2 single family residential

mirko scarcella
Description of Requested Variance:
I am requesting a variance to allow the existing outdoor kitchen-barbecue structure to remain at its current location, which is 6.1 feet from the side and 10.1 feet from the front of the backyard. The structure was built based on initial guidelines provided by the city building department, which specified that a 6-foot distance from the side and a 10-foot distance from the front were adequate, and that no permit was needed for its construction.
Applicable Conditions/Circumstances Justifying Request:
Inconsistent Guidance: The variance request arises out of conflicting and inconsistent information from the city building department. We initially contacted the department both by phone and in person and were assured that no permit would be required if the structure was 6 feet from the side and 10 feet from the front of the backyard. However, upon revisiting, we were informed that a permit was indeed needed and that the distance from the side had to be 10 feet, not 6 feet.
Due Diligence: We acted in good faith, making multiple inquiries to ensure we were adhering to the correct guidelines. We followed the initially provided distances meticulously, building the structure at 6.1 feet from the side and 10.1 feet from the front.
Financial and Emotional Hardship: Dismantling or relocating the nearly completed structure would impose significant additional costs and emotional distress, all due to an error that was not of our making.
Public Welfare: The structure is enclosed by a permitted 6-foot vinyl fence, rendering it invisible from the street and to neighboring properties. It also does not interfere with any utilities or drainage systems, posing no detriment to public welfare.


mirko scarcella
Mirko Scarcella

mirko scarcella
9-12-23



 
VARIANCES 

 
 
§ 158.295 PLANNING AND ZONING BOARD OR ZONING ADMINISTRATOR (DIRECTOR OF 

PLANNING AND ZONING) TO HEAR VARIANCES; POWERS AND DUTIES OF BOARD 
AND ZONING ADMINISTRATOR 

 
 

(C)  Duties of the Zoning Administrator and Planning and Zoning Board in authorizing a variance.  
The Planning and Zoning Board and Zoning Administrator may authorize the variance from the provisions 
of this chapter as will not be contrary to the public interest when, owing to special conditions, a literal 
enforcement of the provisions will result in unnecessary and undue hardship.  In order to authorize any 
variance from the terms of this chapter, the Planning and Zoning Board or Zoning Administrator should 
consider: 
 

(1)  That special conditions and circumstances exist which are peculiar to the land, 
structure, or building involved and which are not applicable to other lands, structures, or 
buildings in the same zoning district; 

 
(2)  That the special conditions and circumstances do not result from any action of the 
applicant; 

 
(3)  That granting the variance requested will not confer on the applicant any special 
privilege that is denied by this chapter to other lands, buildings, or structures, in the same 
zoning district; 

 
(4)  That literal interpretation of the provisions of the chapter would deprive the applicant of 
rights commonly enjoyed by other properties in the same zoning district under the terms of 
the chapter and would work unnecessary and undue hardship on the applicant; 

 
(5)  That the variance granted is the minimum variance that will make possible the 
reasonable use of the land, building, or structure; 

 
(6)  That the granting of the variance will be in harmony with the general intent and purpose 
of the chapter and that the variance will not be injurious to the area involved or otherwise 
detrimental to the public welfare;  

 
(7)  That there will be full compliance with any additional conditions and safeguards which 
the Planning and Zoning Board or Zoning Administrator may prescribe, including but not 
limited to reasonable time limits within which the action for which variance is required shall 
be begun or completed, or both. 
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VARIANCES 

 
 
The Planning and Zoning Board and Zoning Administrator may authorize the variance from the provisions of this 
chapter as will not be contrary to the public interest when, owing to special conditions, a literal enforcement of the 
provisions will result in unnecessary and undue hardship.  In order to authorize any variance from the terms of this 
chapter, the Planning and Zoning Board or Zoning Administrator will consider the variance criteria in § 158.295 (C) 
1-7 and consider your responses to the following when making a determination. 
 
 
(1) Please explain special conditions and circumstances that exist which are peculiar to the land, structure, or 
building involved and which are not applicable to other lands, structures, or buildings in the same zoning 
district; 
 
                
 
                
 
                
 
 (2) Please explain if these conditions and circumstances result from actions by the applicant; 
 
                
 
                
 
                
 
(3) Please explain how granting the variance requested will not confer on the applicant special privilege that is 
denied by this chapter to other lands, buildings, or structures, in the same zoning district; 
 
                
 
                
 
                
 
(4) Please explain how a literal interpretation of the provisions of the chapter would deprive the applicant of 
rights commonly enjoyed by other properties in the same zoning district under the terms of the chapter and 
would work unnecessary and undue hardship on the applicant; 
 
                
 
                
 
                
 
(5) Please illustrate and explain if the variance requested is the minimum variance that will make possible the 
reasonable use of the land, building, or structure; 
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mirko scarcella
Special conditions and circumstances peculiar to my property are primarily a result of conflicting information provided by the city building department at different points in time. When initially inquiring about the project to build an outdoor concrete kitchen-barbecue, my family and I were explicitly informed that no permit was required, provided we maintain a distance of 6 feet from the side and 10 feet from the front of the backyard. This information was corroborated on multiple occasions and through different departments within the building department itself.
Relying on this information, construction began and progressed to near completion. However, upon a subsequent in-person visit to the department, the information provided changed abruptly, and we were informed that a permit was indeed required, and the side distance needs to be 10 feet instead of the initially stated 6 feet. As a result, an undue and unnecessary hardship has been imposed, as we've already incurred expenses and labor to construct the kitchen-barbecue based on the initial information provided.
The structure is not visible to the public or neighboring properties due to an existing, permitted 6-foot vinyl fence at the back of the property. Additionally, the barbecue has been built beyond areas that require clearance for water drainage, thereby presenting no public harm or contravention to the intended utility of zoning laws.
These special conditions do not generally apply to other lands, structures, or buildings in the same zoning district, making this case unique. Thus, the hardship is not self-inflicted but arises from inconsistent guidance provided by the city department, leading to confusion, unnecessary expense, and construction delays.

mirko scarcella
The conditions and circumstances leading to this variance request did not result from actions taken by me or my family. We undertook this outdoor kitchen-barbecue project in strict compliance with the guidelines and information provided by the city building department. Prior to starting construction, we made diligent efforts to obtain accurate information by contacting the building department both by phone and in person. On both occasions, we were informed that no permit would be required for the structure, given that it adhered to specified distance regulations of 6 feet from the side and 10 feet from the front of the backyard.

Relying on the information provided by multiple departments within the building department, we proceeded with construction. It was only after a friend raised concerns about the permit that we revisited the department, only to be informed of a different set of regulations, contradicting their earlier guidelines.

Thus, the conditions and circumstances are a direct result of inconsistent and conflicting information from the city building department, and not from any action or oversight on our part.

mirko scarcella
Granting the variance will not confer any special privilege upon me that is denied to other lands, buildings, or structures in the same zoning district. The variance is being sought to address an issue stemming from conflicting guidance provided by the city building department, not to gain an advantage or circumvent the rules that apply to everyone else in the zoning district.
It's important to note that the variance request is specific to the unique circumstances of my case, which involves having acted in good faith based on information from the city's building department. Other property owners who adhere to the standard guidelines would not be affected or disadvantaged by the granting of this variance, as it is not a precedent for ignoring building codes or guidelines. Rather, it is a remedy for a specific, documented hardship that arose from the inconsistent directions provided by the city.
Furthermore, the structure itself is designed to be unobtrusive and compliant with the aesthetic and functional expectations of the neighborhood. It is hidden from public view by a permitted 6-foot vinyl fence and does not impede water drainage. Therefore, the variance would not result in a condition that undermines public interest or contravenes the intent of zoning laws.

Thus, the variance would serve to rectify an unfortunate situation without providing me a special privilege that would be denied to others in the same zoning district.

mirko scarcella
A literal interpretation of the chapter's provisions, in this case, would impose an unnecessary and undue hardship on me and my family, a hardship not commonly faced by other properties in the same zoning district. We started the construction of the outdoor kitchen-barbecue based on the explicit guidelines and assurances provided by the city building department. We were informed that no permit would be required if we adhered to a distance of 6 feet from the side and 10 feet from the front of the backyard. Acting in good faith, we followed these directions meticulously.
However, inconsistent and conflicting information was later provided by the same department, stating that a permit was indeed needed and that the side distance had to be 10 feet instead of the previously specified 6 feet. Due to this, we had to incur additional unexpected expenses for hiring a licensed engineer in Florida to produce the required drawings and documentation, a cost and process not commonly necessitated for similar projects in the zoning district when adhering to initial guidelines.
We've already invested money, time, and labor into building the structure based on the initial guidance provided. Requiring us to disassemble or relocate the nearly completed structure would not only be financially burdensome but would also be emotionally taxing, all due to an error that was not our own.
Therefore, a literal interpretation of the chapter's provisions in light of the conflicting guidance we received would unjustly deprive us of rights commonly enjoyed by others in the zoning district, namely the right to rely on accurate information from city departments for property improvements. The variance request serves to rectify this specific hardship without undermining the overall intent and purpose of the zoning laws.

mirko scarcella
The variance requested is indeed the minimum variance that will allow for the reasonable use of the land and the already partially constructed outdoor kitchen-barbecue structure. We are not requesting any additional or excessive leniencies outside of what was initially conveyed to us by the city building department. The structure has been built 6.1 feet from the side and 10.1 feet from the front of the backyard, strictly adhering to the original guidelines provided.

It's important to note that we undertook this project based on multiple assurances from different departments within the city building department. We did our due diligence, acting in good faith to comply with the city's instructions.

Dismantling or relocating the existing structure would impose significant financial and emotional hardship, while serving no obvious public or administrative interest. Additionally, the structure poses no detriment to public welfare or to neighboring properties. It is fully concealed by a permitted 6-foot vinyl fence and does not obstruct water drainage.

In light of these factors, the variance requested is minimal and serves solely to rectify the undue hardship imposed on us by the conflicting and inconsistent instructions from the city's building department. It enables reasonable use of our property while remaining consistent with the spirit and intent of zoning laws.





 
 
 
(6) Please indicate how granting variance will be in harmony with the general intent and purpose of the chapter 
and that granting the variance will not be injurious to the area involved or otherwise detrimental to the public 
welfare;  
 
                
 
                
 
                
 
(7) Please indicate that there will be full compliance with any additional conditions and safeguards which the 
Planning and Zoning Board or Zoning Administrator may prescribe, including but not limited to reasonable time 
limits within which the action for which variance is required shall be begun or completed, or both. 
 
                
 
                
 
                
 
 
 
 
 
                    
Signature of Applicant       Hand Print Name       Date 
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mirko scarcella
Granting the requested variance will be in harmony with the general intent and purpose of the zoning chapter, which aims to facilitate the reasonable use of land while ensuring that such use is not detrimental to the public welfare or injurious to the surrounding area. In this specific case, the variance would serve to rectify a unique and unfortunate situation that arose due to inconsistent guidance provided by the city building department.
The outdoor kitchen-barbecue structure we've built is designed to be both functional and aesthetically pleasing, in line with the character of the neighborhood. It is not visible from the street or to neighboring properties, thanks to a 6-foot vinyl fence that has been permitted by the city. Furthermore, the structure does not interfere with any utilities or drainage systems; it's built in an area that does not require clearance for water drainage.
As such, granting this variance would not be injurious to the area involved or otherwise detrimental to the public welfare. It would allow us to make reasonable use of our property without violating the overall spirit and intent of the zoning laws.
By resolving this issue in a manner that imposes no harm on the community or the environment, the variance would uphold the general intent of providing a balanced and reasonable approach to land use, thus aligning with the chapter's overall goals.

mirko scarcella
I fully understand and acknowledge the importance of adhering to conditions and safeguards laid out by the Planning and Zoning Board or Zoning Administrator. I am committed to full compliance with any additional conditions, safeguards, or reasonable time limits that may be prescribed to ensure the project aligns with the general intent and purpose of the zoning chapter.

This commitment extends to starting or completing the actions for which the variance is required within any time frames that may be established. I understand that these conditions are in place to ensure that the variance, if granted, would not be injurious to the area involved or detrimental to public welfare.

In sum, I am prepared to adhere strictly to any additional conditions and safeguards that may be deemed necessary, as it is my intention to resolve this matter in a way that is in full accord with the regulations and expectations of the Planning and Zoning Board or Zoning Administrator.

mirko scarcella
MIRKO SCARCELLA

mirko scarcella
9-12-23
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Scarcella, Mirko
1856 SW Kimberly Ave
VARIANCE
Project: P23-162

Planning and Zoning Board Meeting
Francis Forman, Planner II
November 7, 2023
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PROJECT SUMMARY & VARIANCE REQUEST 
• A variance to Section 158.217(C) of the City Code to allow for a 

three-foot and four-inch (3’4”) encroachment into the side yard 
setback for an outdoor kitchen and grill.
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APPLICANT AND OWNER

• Owner/Applicant – Mirko Scarcella

• Location – South side of SW Kimberly Avenue, north of SW Del Rio 

Boulevard and west of SW Congo Street

• Existing Use – Single-Family Residence
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LOCATION
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Staff  Findings
• The owner has applied for the variance due to constructing an 

outdoor kitchen and barbecue within the 10-foot side yard setback.  
The owner asserts that he was provided incorrect information from a 
city department, which is why the work began in the side yard.

• Section 158.217(C) states that any accessary structure is required to 
meet the minimum side yard setback of the respective residential 
zoning district, which is 10 feet for RS-2. The structure is 6’6” from 
the property line and as such requires a 3’4” variance.

• The variance granted is not the minimum, however the owner has 
stated that the variance is needed as a corrective step because he 
states he was not provided accurate information regarding the 
allowable side yard setback.  The plumbing and mechanicals for the 
outside kitchen was installed based on that information at great 
expense so the owner is requesting a variance to be able to retain the 
structure where it is.  

• The rear yard is fenced in with a 6’ opaque fence.

180



QUESTIONS OR COMMENTS?

PLANNING AND ZONING BOARD ACTION OPTIONS:

 Make a recommendation to approve to City Council
 Make a recommendation to approve with conditions
 Make a recommendation to deny
 Make a motion to table
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City of Port St. Lucie

Agenda Summary
2023-1020

121 SW Port St. Lucie Blvd.
Port St. Lucie, Florida 34984

Agenda Date: 11/7/2023 Agenda Item No.: 8.e

Placement: Public Hearing - Quasi Judicial

Action Requested: Motion / Vote

P23-170 Western Grove DRI - 4th Amendment - Map H Amendment
Location:  The property is generally located south of the future extension of Crosstown Parkway, north of the

future extension of SW Discovery Way, east of Range Line Road and west of SW Community Boulevard.

Legal Description: A parcel of land lying in Sections 5, 6, 7, 8, 17 and 18, Township 37 South, Range 39 East.

This is an application for the 4th Amendment to the Western Grove DRI to modify Map H, the master

development plan.

Submitted By: Bridget Kean, AICP, Deputy Director

Executive Summary: Mattamy Palm Beach, LLC, has applied to amend the master development plan, Map H, of
the Western Grove DRI. The amendment revises the wetland and conservation areas depicted on Map H to be
consistent with regulatory permits for the project. It updates the locations for the water management tracts
depicted on Map H to be consistent with current development plans. It revises the layout/location for a
proposed 20 -acre K-8 school site, a 2.9- acre fire station site, and a proposed 6.3- acre park site following
discussions with the St. Lucie County School District and the St. Lucie County Fire District.

Presentation Information: Staff may provide a short presentation

Staff Recommendation: Move that the Board recommend approval of the proposed amendment to the City
Council as recommended by the Planning and Zoning Department.

Alternate Recommendations:
1. Move that the Board amend the recommendation and recommend approval of the proposed

amendment.
2. Move that the Board not approve the proposed amendment and provide staff direction.

Background: The Western Grove DRI was last amended in 2021 through Resolution 21-R06. Following that
amendment, the applicant did work with the St. Lucie County Fire District and the St. Lucie County School
District based on their desired locations and/or configurations for a proposed fire station and a proposed K-8
school.

Issues/Analysis: The existing Map H is adopted as Exhibit “B” to Exhibit 1 of Resolution 21-R06. No other
changes are proposed to the development order other than the adoption of a revised Map H. Except for a
new Map H, the Development Order will remain unchanged and in full force and effect.

City of Port St. Lucie Printed on 11/1/2023Page 1 of 2

powered by Legistar™182
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Agenda Date: 11/7/2023 Agenda Item No.: 8.e

Special Consideration: N/A

Location of Project: The property is generally located south of the future extension of Crosstown Parkway,
north of the future extension of SW Discovery Way, east of Range Line Road and west of SW Community
Boulevard.

Attachments:
1. Staff Report
2. Attachment “A”, Existing and Proposed Map H
3. Application
4. Staff Presentation
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P23-170 –Western Grove DRI Amendment to Map H 

PLANNING AND ZONING BOARD STAFF REPORT  
November 7, 2023 Planning and Zoning Board Meeting 

 

 
 
Western Grove Development of Regional Impact (DRI) Amendment  
4th Amendment to the DRI Development Order to Amend Map H, the Master Development Plan 
Project No. P23-170 

Project Location Map  
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P23-170 –Western Grove DRI Amendment to Map H 

SUMMARY 

Applicant’s Request: This is an application for the 4th Amendment to the Western Grove DRI to 
modify Map H, the master development plan.  No other changes are 
proposed to the DRI development order conditions.   

Agent: Matt Yates, Lucido and Associates  

Applicant: Mattamy Palm Beach, LLC   

Property Owner: Mattamy Palm Beach, LLC   

Location:  The property is generally located south of the future extension of Crosstown 
Parkway, north of the future extension of SW Discovery Way, east of Range 
Line Road and west of SW Community Boulevard. 

Legal Description: A parcel of land lying in Sections 5, 6, 7, 8, 17 and 18, Township 37 South, Range 
39 East.  

Application Type:  DRI Amendment  

Project Planner: Bridget Kean, AICP, Deputy Director 

 
Project Description  
Western Grove is an approved Development of Regional Impact (DRI) that is located directly east of Range 

Line Road, south of the proposed extension of Crosstown Parkway, north of the Discovery Way right-of-

way and is approximately 1,940 acres in size. The future land use classification for the Western Grove DRI 

is New Community Development District (NCD). The property is zoned MPUD for the Western Grove 

Master Planned Unit Development Zoning District. The current development plan allows for 4,000 

residential dwelling units; 200,000 square feet of retail use; and 50,000 square feet of office use. 

Mattamy Palm Beach, LLC, has applied to amend the master development plan, Map H, of the Western 

Grove DRI.  The amendment revises the wetland and conservation areas depicted on Map H to be 

consistent with the regulatory permits for the project.  It updates the locations for the water management 

tracts depicted on Map H to be consistent with current development plans.  It revises the layout and 

locations for a 2.9- acre fire station site, a 20- acre K-8 school site, and a 6.3- acre park site following 

discussions with the St. Lucie County School District and the St. Lucie County Fire District.  The Western 

Grove DRI was last amended in 2021 through Resolution 21-R06.  Following that amendment, the 

applicant did work with the St. Lucie County Fire District and the St. Lucie County School District based on 

their desired locations and/or configurations for a proposed fire station and a proposed K-8 school.   

A location analysis was conducted for the Fire District which showed proposed and existing locations for 

fire stations.  Based on the analysis, the location for the Western Grove fire station was relocated further 

south on N/S A for more even distribution to the surrounding future residences and more even distances 

between fire stations.   

The proposed change to the 20- acre school site is based on discussions with the school district and the 

need to buffer the K-8 school site from the existing FPL transmission lines easement to the east.  The 

proposed revisions to Map H now depict the school site buffered by approximately 6.3 acres of park land 

to the north and the east.  The 6.3 acres will be developed as a linear park that will be directly adjacent to 

Tradition Regional Park and provide non-motorized access to the regional park.  The 6.3 acres is in addition 

to the park acreage that the developer has to deed to the City to meet the requirements of the Western 

Grove DRI.  Per Condition 63 of the Western Grove DRI development order, the developer is required to 

provide 50 acres of net usable land for public parks to meet the demand created by the residential 
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P23-170 –Western Grove DRI Amendment to Map H 

component of the Western Grove DRI.  Tradition Regional Park meets the park and recreation 

requirements for both the Tradition DRI and the Western Grove DRI.     

The existing Map H is adopted as Exhibit “B” to Exhibit 1 of Resolution 21-R06.  No other changes are 
proposed to the development order other than the adoption of a revised Map H.  Except for a new Map 
H, the Development Order conditions adopted under Resolution 21-R06 remain unchanged and in full 
force and effect.  
 
The adopted Map H and the proposed revision to Map H are provided as Attachments “A” and “B” to the 
staff report respectively.  
 
Previous Actions and Prior Reviews  
The Western Grove DRI Development Order (Resolution 06-R77) was originally approved by the City 

Council on February 26, 2007.  The City Council approved the first amendment to the DRI Development 

Order (Resolution 16-R24) on April 25, 2016 and the second amendment to the DRI Development Order 

(Resolution 18-R84) on November 13, 2018.  The third amendment to the Western Grove DRI 

Development Order was approved by the City Council on January 25, 2021 through Resolution 21-R06.   
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.. 
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P23-170 –Western Grove DRI Amendment to Map H 
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P23-170 –Western Grove DRI Amendment to Map H 

 
Analysis 
Section 380.06(7)(a) of the Florida Statutes requires any proposed change to a previously approved DRI 
to be reviewed by the local government based on the standards and procedures in its adopted local 
comprehensive plan and adopted local land development regulations.  The Western Grove DRI has a 
future land use of New Community Development District or NCD.  NCD is a future land use classification 
for DRIs to facilitate the development of mixed-use communities. Objective 1.2.8 of the Future Land Use 
Element of the City of Port St. Lucie Comprehensive Plan establishes the Tradition/Western Grove NCD 
District. Policy 1.2.8.1 identifies the density and intensity of the Tradition/Western Grove NCD District. 
Since no changes are proposed to approved entitlements in the Western Grove DRI, the proposed DRI 
amendment is consistent with Policy 1.2.8.1.  Figure 1-3 of the Future Land Use Element is the conceptual 
land use plan for both the Tradition and the Western Grove DRIs.  It depicts the Residential, Mixed Use, 
Town Center, and Neighborhood/Village Commercial land use sub-districts in Tradition and the 
Residential and Neighborhood/Village Commercial land use sub-districts in Western Grove as well as open 
space.  The proposed changes to the locations for the school and fire station are within a residential sub-
district and do not impact Figure 1-3.   
 

STAFF RECOMMENDATION  
 
The Planning and Zoning Department staff finds the petition to be consistent with the intent and direction 

of the City’s comprehensive plan and recommends approval of the proposed DRI amendment as depicted 

in Attachment “B” to the staff report.   

Planning and Zoning Board Action Options: 

 Motion to recommend approval to the City Council 

 Motion to recommend denial to the City Council 
 

Please note: Should the Board need further clarification or information from either the applicant and/or 

staff, it may exercise the right to table or continue the hearing or review to a future meeting. 
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Exhibit 1

29 

Attachment  "A"

Existing Map H
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10/24/23, 1:46 PM Fusion

https://fusionapp.cityofpsl.com/planning/applications/edit/1456e5c1-deef-487c-9299-6a9343b35217 1/2

 Planning / Applications / P#: P23-170  Legal Request

Application Comments Submittals Inspections Meetings Allowed Users BlueBeam History Fees Conditions Files Reports

 Save

Project Name:

 UE Application

Western Grove-DRI - Map "H" Amendment

Management/Property Information Reviewers

Management

Project Type: * Status: Approved Date:

Project Number: * Amended Number: Utility File Number :

Building Type : Primary Email Address:

Describe Request:

Check this if Exempt from Public Records Request:

Property Information

Address: Project Site Location:

City Section: Block: Lot:

Legal Description:

Current Land Use: Current Zoning:

Proposed Zoning: Utility Provider:

Acreage: Administrative:

Architectural Elevations:

DRI CONCEPTUAL MASTER PLAN/AMENDMENT  P&Z MEETING SCHEDULED  

P23-170 Type file number...

Select...  myates@lucidodesign.com

Western Grove Map H Amendment - to update wetland locations to be consistent with SFWMD and DEP protected wetlands, memorialize proposed school parcel location, 
memorialize proposed park parcel location, memorialize fire proposed fire station parcel location, update proposed water management lakes within development pods

WesternGrove



Parcel Number

No data

Select...  Select... 

Select...  Select... 

Agent/Applicant Property Owners Authorized Signatory of Corporation Project Architect/Engineer

Agent First Name: Agent Last Name: Agent Business Name: Agent Phone:

Agent Address:

Matthew Yates Lucido and Associates (772) 220-2100

Fusion Planning & Zoning Public Works Utility Engineering Bridget Kean
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10/24/23, 1:46 PM Fusion

https://fusionapp.cityofpsl.com/planning/applications/edit/1456e5c1-deef-487c-9299-6a9343b35217 2/2

© 2023 Port St. Lucie I.T.

Save

Agent Address:

Agent City: Agent State: Agent Zip: Agent Email:

701 E Ocean Blvd

Stuart FLORIDA  34994 myates@lucidodesign.com
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Mattamy Palm Beach, LLC 

1500 Gateway Blvd, Suite 212 
Boynton Beach, FL 33426 

 

 

10/25/2023 

 

Planning & Zoning Department 

City of Port St. Lucie 

121 S.W. Port St. Lucie Boulevard, Building B 

Port St. Lucie, FL  34984-5099 

 

Re:   Owner’s Authorization – Western Grove DRI 

 City of Port Saint Lucie 
               

 

To Whom It May Concern: 

 

As owner of the property referenced above, please consider this correspondence as formal authorization 

for LUCIDO & ASSOCIATES to represent Mattamy Palm Beach, LLC as Applicant during the 

governmental review process for the above noted project. 

 

Thank you for your attention to this matter. 

 

Sincerely, 

 

 

 

______________________________________ 

 

Frank Covelli,  

Vice President – Land Development & Amenities | Southeast Florida Division 
       

DocuSign Envelope ID: C95E4D94-2138-4866-9AE1-76B7BE373AC6
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701 E. Ocean Blvd.  Stuart, FL 34994   P (772)220 – 2100   F (772)223 – 0220 

 
O3014837.v1 

 

  

         Land Planning / Landscape Architecture 

 

September 20, 2023       via electronic submittal  

           

Port St. Lucie Planning & Zoning Department 

121 SW Port St. Lucie Boulevard 

Port St. Lucie, FL  34984 

 

RE:  Western Grove DRI – DRI Map Amendment Application 

 

On behalf of Mattamy Palm Beach , LLC (“Owner”), we are pleased to submit an application for 

DRI Map Amendment for a portion of City known as Western Grove.   

 

Enclosed with this letter please find the following materials: 

 

DRI Map Amendment  

a. REVISED Map H (Master Plan) 

 

 

DRI MAP AMENDMENT:          

REVISED MAP H-1 

a. Update wetland and conservation areas to be consistent with protected wetlands per the 

SFWMD and DEP permits; 

b. Memorialize 20 ac school dedication parcel and location; 

c. Memorialize 2.9 ac fire station dedication parcel and location; 

d. Memorialize 13 ac park dedication parcel and location; 

e. Update water management lake locations within community development pods 

 

Applicant: Lucido & Associates 

 

Owner: Mattamy Palm Beach, LLC 

 

Location: Bordered by SW Discovery Way to the South, Tradition communities to the East, 

Crosstown Parkway to the North, and Range Line Road to the West 

 

Sewer/Water Service:  

The City of Port St. Lucie Utility Systems Department is the provider of water and sewer service to 

the subject property. Under the current NCD future land use designation and MPUD zoning, the 

most intense use would be neighborhood commercial.  

 

Transportation: There is no anticipated increase in traffic due to the requested changes. The 

existing Western Grove DRI development order addresses traffic impacts and the required associated 

improvements for a maximum threshold of development in order to ensure acceptable levels of 

service on the adjacent roadways. 

 

Park/Open Space:  The property currently has 13 acres for a public park and a separate 20 acres for 

a school site for a total of 33 acres. The proposed park site will provide adequate land to maintain the 

City’s level of service of 5.0 acres per 1,000 population. 
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701 E. Ocean Blvd.  Stuart, FL 34994   P (772)220 – 2100   F (772)223 – 0220 

 
O3014837.v1 

Schools: The St. Lucie County School Board staff has agreed to the proposed location of the school 

site, which is proposed centrally within the DRI boundary along N/S Road A and adjacent to park 

sites. 

 

Storm Water: The project will be required to provide paving and drainage plans that are in 

compliance with adopted levels of service standards. 

 

 

Upon your review, if you have any questions, please contact me directly at (772) 220-2100. 

 

Respectfully, 

 

 

 

 

Matthew R. Yates 
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4th Amendment to the Western Grove DRI
P23-170

Planning and Zoning Board Meeting
November 7, 2023
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Request Summary

Applicant’s Request:

This is an application for the 4th Amendment to the Western Grove
DRI. The proposal is to amend Map H, the DRI master
development plans. No changes are proposed to the DRI
development order conditions of approval.

Agent: Matt Yates, Lucido and Associates

Applicant /Property 
Owner:

Mattamy Palm Beach, LLC

Location:

The property is generally located south of the future extension of
Crosstown Parkway, north of the future extension of SW Discovery
Way, east of Range Line Road and west of SW Community
Boulevard.
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Project Background 
• Western Grove is an approved Development of Regional Impact (DRI) and

approximately 1,940 acres in size.
• Development program includes 4,000 residential dwelling units; 200,000 square

feet of retail use; and 50,000 square feet of office use.

• The future land use classification for the Southern Grove DRI is New Community 
Development District (NCD).  

• The Western Grove DRI was last amended in 2021 through Resolution 21-R06. 
• No other changes are proposed to the development order.
• Except for a new Map H, the Development Order conditions adopted under 

Resolution 21-R06 remain unchanged and in full force and effect.
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Location
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Aerial

201



Future Land Use
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Proposed Amendment 

• This application is a proposed amendment to Map H, the master development, of 
the Western Grove DRI to:

1. Revise the wetland and conservation areas depicted on Map H to be 
consistent with the regulatory permits for the project. 

2. Update the locations for the water management tracts depicted on Map H to 
be consistent with current development plans.  

3. Revise the layout and locations for a 2.9-acre fire station site, a 20-acre K-8 
school site, and a 6.3-acre park site shown on Map H.  
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Justification 
• The proposed changes to the school and park sites were undertaken in consultation with the St.

Lucie County Fire District and the St. Lucie County School District.

• A location analysis was conducted for the Fire District. Based on that analysis, the location the fire
station was relocated further south on N/S A for more even distribution to the surrounding future
residences and more even distances between fire stations.

• Proposed changes to 20-acre K-8 school site are based on discussions with the school district and
the need to buffer the K-8 school site from the existing FPL transmission lines easement to the east.

• School site is now buffered by a 6.3-acre linear park that will be directly adjacent to Tradition
Regional Park and provide non-motorized access to the regional park.

• The 6.3 acres is in addition to 50 acres of land the developer has to provide to meet the park and
recreation requirements of the Western Grove DRI.
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Impacts and Findings
• Section 380.06(7)(a) of the Florida Statutes requires any proposed change to a

previously approved DRI to be reviewed by the local government based on the
standards and procedures in its adopted local comprehensive plan and adopted local
land development regulations.

• Objective 1.2.8 of the Future Land Use Element of establishes the Tradition/Western
Grove NCD District.

• Policy 1.2.8.1 identifies the density and intensity of the Tradition/Western Grove NCD
District.

• Figure 1-3 of the Future Land Use Element is the conceptual land use plan for both the
Tradition and the Western Grove DRIs.

• No changes are proposed to approved entitlements in the Western Grove DRI.
• The proposed changes to the locations for the school and fire station are within a

residential sub-district and do not impact Figure 1-3.
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Recommendation
The Planning and Zoning Department staff finds the petition to be consistent with
the intent and direction of the City’s comprehensive plan and recommends
approval of the proposed DRI amendment as depicted in Attachment “B” of the
staff report.

• Planning and Zoning Board Action Options:
Motion to recommend approval to the City Council
Motion to recommend denial to the City Council

Please note: Should the Board need further clarification or information from either the
applicant and/or staff, it may exercise the right to table or continue the hearing or review
to a future meeting.
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From: Bridget Kean
To: Jessica Heinz
Subject: FW: Planning Agenda - Request to Table...
Date: Monday, November 6, 2023 4:24:42 PM
Attachments: image001.png

 
 
Bridget Kean, AICP
Deputy Director
City of Port St. Lucie Planning and Zoning
121 SW Port St Lucie Blvd
Port St. Lucie, FL  34984
772-873-6489
772-418-3987 (cell)
 

From: Matt Yates <myates@lucidodesign.com> 
Sent: Monday, November 6, 2023 4:08 PM
To: Mary Savage-Dunham <mdunham@cityofpsl.com>; Bridget Kean <BKean@cityofpsl.com>
Cc: Karl Albertson <Karl.Albertson@mattamycorp.com>; Steve Garrett
<sgarrett@lucidodesign.com>; Antonio Balestrieri <Antonio.Balestrieri@mattamycorp.com>
Subject: Planning Agenda - Request to Table...
 
Mary/Bridget,
Good afternoon.  In preparation for the Planning and Zoning Board meeting tomorrow evening and
on behalf of our client, Mattamy Palm Beach LLC, we respectfully request to table Item 8.e. P23-170

Western Grove DRI – 4th Amendment – Map H Amendment to a date uncertain.  Please let us know
if you need any additional information to support the request.  Thank you for your attention to this
matter. 
 
Matthew R. Yates, RLA, ASLA
Project Director
Lucido & Associates

 
701 S.E. Ocean Blvd. Stuart, FL 34994
cel: 772.291.3038
tel: 772.220.2100 x 102
fax: 772.223.0220
web: www.lucidodesign.com
email: myates@lucidodesign.com
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City of Port St. Lucie

Agenda Summary
2023-1036

121 SW Port St. Lucie Blvd.
Port St. Lucie, Florida 34984

Agenda Date: 11/7/2023 Agenda Item No.: 8.f

Placement: Public Hearing - Quasi Judicial

Action Requested: Motion / Vote

P23-177 2300 Veterans Highway, LLC. - Rezoning
Location: On the northwest corner of Rivergate Parkway and west of SE Veterans Memorial Parkway.

Legal Description: Rivergate Office Plaza- First Replat- Lot 1.

This is a request to rezone from Planned Unit Development (PUD) zoning district to General Commercial (CG)

zoning district.

Submitted By: Bianca Lee, Planning & Zoning Department, Planner II

Executive Summary: The applicant is requesting the rezoning of a 1.46-acre parcel, from Planned Unit
Development (PUD) to General Commercial (CG) as permitted by the City’s Zoning Code. The existing PUD
only allows a bank and the General Commercial (CG) zoning district allows permitted uses as listed per Section
158.124 of the City’s Zoning Code.

Presentation Information: A presentation will be given.

Staff Recommendation: Move that the Board recommend approval of the rezoning request.

Alternate Recommendations:
1. Move that the Board recommend denial of the request.

Background: See attached staff report.

Issues/Analysis: See attached staff report.

Special Consideration: N/A

Location of Project: 2300 SE Veterans Memorial Parkway.

Attachments: 1. Staff report, 2. Application, 3. Deed, 4. Agent authorization, 5. Staff presentation

City of Port St. Lucie Printed on 11/1/2023Page 1 of 1
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P23-177 2300 Veterans Highway, LLC Rezoning 

PLANNING AND ZONING STAFF REPORT  
November 7, 2023, Planning and Zoning Board Meeting 

 

 
 
2300 Veterans Highway, LLC 
Rezoning 
P23-177 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

 
 
 
 
    
 
 
 
 
 Project Location Map 
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Page 2 of 5 
P23-177 2300 Veterans Highway, LLC Rezoning 

SUMMARY 

Applicant’s Request: Rezoning from Planned Unit Development (PUD) to 
General Commercial (CG) 

Applicant: HJA Design Studio - Michael Houston 

Property Owner: 2300 Veterans Highway, LLC 

Location:  On the northwest corner of Rivergate Parkway and SE 
Veterans Memorial Parkway. 

Address: 2300 SE Veterans Memorial Parkway. 

Project Planner: Bianca Lee, Planner II 

 
 
Project Description 
The applicant is requesting the rezoning of a 1.46-acre parcel, from Planned Unit Development (PUD) to 
General Commercial (CG).  The property is legally described as Rivergate Office Plaza- First Replat- Lot 1.  
The parcel’s address is 2300 SE Veterans Memorial Parkway. 
 
The property has a future land use classification of General Commercial (CG), and a zoning designation 
of Planned Unit Development (PUD).  The existing PUD only allows the use of a bank.  The proposed 
rezoning to the General Commercial (CG) Zoning District is compatible with the property’s existing 
General Commercial (CG) future land use.  
 
Background 
The City Council on September 27, 1983, approved the Barnett Bank site plan (P83-043). 
The City Council approved the site plan for the parking lot expansion on November 24, 1987 (P87-164). 
 
Public Notice Requirements  
Public notice was mailed to owners within 750 feet of the property and the item was included in the ad 
for the November 7, 2023, Planning & Zoning Board meeting. 

 
Location and Site Information  

Parcel Number: 4410-501-0001-000-6 

Property Size: 1.46 acres: 63,576 SF 

Legal Description: Rivergate Office Plaza- First Replat- Lot 1 

Future Land Use: CG- General Commercial 

Existing Zoning: Planned Unit Development 

Existing Use: Vacant bank building 

Requested Zoning: General Commercial 

Proposed Use: A use consistent with the General Commercial Zoning District and 
Comprehensive Plan. 
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P23-177 2300 Veterans Highway, LLC Rezoning 

 
Surrounding Uses 
 

Direction Future Land Use Zoning Existing Use 

North  OSR OSR Park 

South CG PUD Bank 

East CG CG Retail 
West OSR OSR Park 

OSR-Open Space-Recreation, CG- General Commercial, & PUD-Planned Unit Development 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Future Land Use Map 
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P23-177 2300 Veterans Highway, LLC Rezoning 

 

   Zoning Map 
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P23-177 2300 Veterans Highway, LLC Rezoning 

IMPACTS AND FINDINGS 

COMPREHENSIVE PLAN REVIEW 

Land Use Consistency:  Proposed zoning of General Commercial is compatible with Policy 1.1.4.13 
and future land use classification of General Commercial (CG).   

ZONING REVIEW  

Justification Statement: The purpose of this request is to rezone the parcel for development which 

aligns with the proposed use and direction and intent of the General Commercial Zoning District within 

the City of Port St. Lucie’s Comprehensive Plan.   

Staff Analysis: The rezoning classification complies with the direction and intent of the City of Port St. 
Lucie Comprehensive Plan.  The General Commercial Zoning District (CG) is compatible with the 
General Commercial (CG) future land use classification, Policy 1.1.4.13 of the Future Land Use 
Element.   

ENVIRONMENTAL REVIEW 
N/A 

RELATED PROJECTS  
Barnett Bank site plan; approved by the City Council on September 27, 1983 (P83-043). 
 
 

STAFF RECOMMENDATION  
 
The Planning and Zoning Department staff finds the request to be consistent with the direction and intent 

of the future land use map and policies of the City's Comprehensive Plan and recommends approval. 

Planning and Zoning Board Action Options: 

 Motion to recommend approval to the City Council 

 Motion to recommend denial to the City Council 
 

Please note: Should the Board need further clarification or information from either the applicant and/or 

staff, it may exercise the right to table or continue the hearing or review to a future meeting. 
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P23-177 2300 Veterans Highway LLC
TYPE STATUS BUILDING TYPE

R SUBMITTED

ASSIGNED TO

 Bianca Lee

ADDRESS

2300 SE Veterans Memorial Parkway

SECTION BLOCK LOT

Rivergate Rivergate 1

LEGAL DESCRIPTION

Lot 1, Rivergate Office Plaza, First Replat (ORB 428-716)

SITE LOCATION

Northwest corner of SE Veterans Memorial Parkway and Rivergate Parkway

PARCEL #

4410-501-0001-000-6

CURRENT LANDUSE PROPOSED LANDUSE CURRENT ZONING PROPOSED ZONING

CG PUD CG

ACREAGE NON-RESIDENTIAL SQ. FOOTAGE NO. OF RESIDENTIAL UNITS

1.46

NO. OF LOTS OR TRACTS NO. OF SHEETS IN PLAT

0 0

UTILITY PROVIDER

CITY OF PORT ST. LUCIE

DESCRIBE REQUEST

Rezoning of 1.46-acres from PUD (Planned Unit Development) to CG (Commercial General).  Property has a

future land use designation of CG (Commercial General).

Primary Contact Email

ptobin@hjadstudio.com

AGENT/APPLICANT

FIRST NAME LAST NAME

Michael Houston

Business Name

HJA Design Studio

ADDRESS

50 SE Ocean Blvd., Suite 101

CITY STATE ZIP

Stuart FL 34994

EMAIL PHONE

mhouston@hjadstudio.com 7726787200

AUTHORIZED SIGNATORY OF CORPORATION

FIRST NAME LAST NAME

ADDRESS
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CITY STATE ZIP

EMAIL PHONE

PROJECT ARCHITECT/ENGINEER

FIRST NAME LAST NAME

Business Name

ADDRESS

CITY STATE ZIP

EMAIL PHONE

PROPERTY OWNER

Business Name

2300 Veterans Highway, LLC

ADDRESS

3500 SW Centre Court

CITY STATE ZIP

Palm City FL 34990

EMAIL PHONE

s_piasecki@att.net (772) 215-9027

FINAL PERMIT INSPECTION REQUIRED BY:
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2300 Veterans Highway LLC.
REZONING

P23-177

Planning & Zoning Board 

November 7, 2023

Bianca Lee

Planner II
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The applicant is requesting approval of the rezoning of approximately 
1.46 acres from Planned Unit Development (PUD) to General Commercial 
(CG).

Proposed Project: A use consistent with the General Commercial Zoning 
District

Request:

228



Owners – 2300 Veterans Highway LLC.
Applicant – HJA Design Studio- Michael Houston
Location – Northwest corner of Rivergate Parkway and west of SE 
Veterans Memorial Pkwy.

Existing Use – Bank (not in operation)

General Information:
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Aerial & Zoning
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Surrounding Uses 

Direction Future Land Use Zoning Existing Use

North Open Space-
Recreation (OSR)

Open Space-
Recreation (OSR)

Park

South General 
Commercial (CG)

Planned Unit 
Development 
(PUD)

Bank

East General 
Commercial (CG)

General 
Commercial (CG)

Retail

West Open Space-
Recreation (OSR)

Open Space-
Recreation (OSR)

Park
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Justification 

• The proposed rezoning is consistent with Policy 1.1.4.13 of the Future Land Use
Element of the Comprehensive Plan which establishes the compatible future land use
and zoning categories.

• The General Commercial (CG) Zoning District is listed as a compatible zoning district
under the General Commercial (CG) future land use classification.
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Planning & Zoning Staff Recommendation 

The Planning & Zoning Department staff recommends approval of the rezoning request.
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City of Port St. Lucie

Agenda Summary
2023-1013

121 SW Port St. Lucie Blvd.
Port St. Lucie, Florida 34984

Agenda Date: 11/7/2023 Agenda Item No.: 8.g

Placement: Public Hearing - Quasi Judicial

Action Requested: Motion / Vote

P23-178 Ceppetelli - Rezoning
Location: Southeast corner of SW Port St. Lucie Boulevard and SW McCall Road.

Legal Description: Port St. Lucie Section 21, Block 2084, Lots 1, 2 and 3

This is a request to rezone 0.76 acres of land from Institutional (I) to Multi-Family Residential (RM-5) Zoning

District.

Submitted By: Marissa Da Breo-Latchman, Environmental Planner II, Planning and Zoning

Executive Summary: The applicant is requesting approval for the rezoning of a 0.76-acre parcel from
Institutional (I) to Multi-Family Residential (RM-5). The subject property is located at the southeast corner of
SW Port St. Lucie Blvd and SW McCall Rd, between SW Darwin and SW Paar Dr.

Presentation Information: Staff will provide a presentation.

Staff Recommendation: Move that the Board recommend approval of the request to rezone the 0.76-acres
parcel from Institutional (I) to Multi-family Residential (RM-5).

Alternate Recommendation:
1. Move that the Board recommend denial of the rezoning request to City Council.

Background: See Staff Report.

Issues/Analysis: See Staff Report.

Special Consideration: N/A

Location of Project: 3911 SW Port St. Lucie Blvd

Attachments: Staff Report, Application, Deed, Staff Presentation.

City of Port St. Lucie Printed on 11/1/2023Page 1 of 1
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P23-178 Ceppetelli - Rezoning      Page 1 of 7 

 PLANNING AND ZONING BOARD STAFF REPORT  
November 7, 2023 Planning and Zoning Board Meeting 

 

 
 
3911 SW PORT ST LUCIE BLVD 
Rezoning 
P23-178 
 

 
Project Location Map 

 
SUMMARY 

Applicant’s Request: A request to rezone 0.76 acres of land currently zoned 
Institutional (I) to Multi-Family Residential (RM-5) zoning 
district. 

Applicant:  Kirsten Ceppetelli  
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P23-178 Ceppetelli - Rezoning      Page 2 of 7 

Property Owner: Kirsten Ceppetelli 

Location:  Southeast Corner of SW Port St. Lucie Blvd & SW McCall Rd 

Address: 3911 SW Port St. Lucie Blvd 

Project Planner:  Marissa Da Breo-Latchman, Environmental Planner II 

 
 
Project Description 
The applicant is requesting approval for the rezoning of a 0.76-acre parcel from Institutional (I) to Multi-
Family Residential (RM-5). The subject property is located at the southeast corner of SW Port St. Lucie 
Blvd and SW McCall Rd, between SW Darwin and SW Paar Dr. The parcel has an assigned address of 3911 
SW Port St. Lucie Blvd. The property is located within Conversion Area 1 and has the Future Land Use 
designation of Medium Density Residential (RM).  In 2021, the City Council approved an amendment to 
the Comprehensive Plan that revised Policy 1.1.4.13 to remove the Institutional Zoning District as a 
compatible zoning designation with the RM land use classification (P21-047).  As a result, the subject 
property’s land use and zoning are not currently compatible.  The applicant is applying to rezone the 
property to the Multi-family Residential (RM-5) Zoning designation which is compatible with the RM 
Future Land Use.   

Previous Actions and Prior Reviews 
In 2017, an application was made to rezone the property from Single-Family Residential (RS-2) to 
Institutional (I) (P17-193). The application was approved via Ordinance 17-83.  The property was never 
developed. 
 
Public Notice Requirements  
Notice of the rezoning was mailed to property owners within a maximum of 750 feet of the subject 
property on October 27, 2023. 
 
Location and Site Information  

Parcel Number: 3420-600-0828-000-1 

Property Size: 0.76 acres 

Legal Description: Port St. Lucie Section 21, Block 2084, Lots 1, 2 and 3 

Existing Future Land Use: RM (Medium Density Residential) 

Existing Zoning: Institutional (I) 

Existing Use: Vacant Land 

Requested Zoning: Multi-Family Residential (RM-5) 

Proposed Use: Undisclosed  

 
Surrounding Uses 

RM – Medium Density Residential, RL-Low Density Residential, I-Institutional, RS-2-Single Family Residential 
  

Direction Future Land Use Zoning Existing Use 

North RM & RL RS-2 Single family residential & vacant lot 

South RM RS-2 Drainage canal; Single family residential 
(vacant and built) 

East RL RS-2 Single family residential 

West I & ROI RS-2 St. Lucie County Fire Station 16, Vacant 
land 
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Location Map 
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Land Use Map 
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P23-178 Ceppetelli - Rezoning      Page 5 of 7 

 
Zoning Map 

 

IMPACTS AND FINDINGS                                                                                                         

COMPREHENSIVE PLAN REVIEW 

Land Use Consistency:  The proposed rezoning is consistent with Policy 1.1.4.13 of the Future Land Use 
Element.  Policy 1.1.4.13 establishes the compatible future land use and zoning categories.  The 
Multiple-Family Residential (RM-5) zoning district is listed as a compatible zoning district under the 
Medium Density Residential (RM) future land use classification as shown in the following table:   
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P23-178 Ceppetelli - Rezoning      Page 6 of 7 

FUTURE LAND USE CLASSIFICATION COMPATIBLE ZONING DISTRICT(S) 

RM (Medium Density Residential)  RM-5 or Residential PUD (Planned Unit 
Development) between 5-11 units per acre) 

 
Applicant’s Justification Statement:  The applicant did not disclose a proposed use. The following uses 

are permitted in the RM-5 zoning District: 

 Multiple-family dwellings; 

 Park or playground, or other public recreation; 

 Single-family dwelling; 

 Townhouse dwelling, as part of a planned complex; 

 Community residential home  

 Family day care home. 
 

Staff Analysis: The rezoning complies with the direction and intent of the City of Port St. Lucie 
Comprehensive Plan.  The Multiple-Family Residential (RM-5) Zoning District is compatible with the 
Medium Density Residential (RM) future land use classification per Policy 1.1.4.13 of the Future Land 
Use Element of the Comprehensive Plan. 

Additionally, the property is in Conversion Area 1. The proposed rezoning is consistent with the 
applicable regulations for the conversion area and advances the objective of the Comprehensive Plan 
to provide more intensive commercial and multi-family residential uses along major throughfares such 
as Port St. Lucie Blvd and allow for a transition to less intensive residential uses.  
 
Compliance with Conversion Area Requirements 
 

Planning Area location per Conversion Manual Area 1 

Is all property within planning area? Yes 

Type of Conversion Area  RM (Medium Density Residential) 

Proposed rezoning  Multiple-family Residential (RM-5) 

Will rezoning result in isolation of lots? No 

Has Unity of Title been submitted? A Unity of Title was recorded with the 
previous rezoning. (P17-193) 

 Required  Proposed  

Minimum Frontage 160’ +/- 224’ 
 

Minimum Depth Entire conversion area 
perpendicular to the 
street. 

Entire conversion 
area 
perpendicular to 
the street. 

Landscape Buffer Wall  A 6 ft high architectural wall is required 
along the eastern and southern property 
lines. 

 
RELATED PROJECTS  
 
P17-193  Rezoning from Single-Family Residential (RS-2) to Institutional (I) approved via Ordinance 

17-83 on December 11, 2017. 
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STAFF RECOMMENDATION  
 
The Planning and Zoning Department staff finds the request to be consistent with the direction and intent 

of the future land use map and policies of the City's Comprehensive Plan and recommends approval. 

Planning and Zoning Board Action Options: 

 Motion to recommend approval to the City Council 

 Motion to recommend denial to the City Council 
 

Please note: Should the Board need further clarification or information from either the applicant and/or 

staff, it may exercise the right to table or continue the hearing or review to a future meeting. 
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Kirsten Ceppetelli
Rezoning Application

P23-178

Planning and Zoning Board
November 7, 2023

Marissa Da Breo-Latchman 
Environmental Planner II
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Request Summary

Applicant / Property Owner: Kirsten Ceppetelli
Agent: Kirsten Ceppetelli
Address: 3911 SW Port St. Lucie Blvd
Existing Use: Vacant land
Request: The applicant is requesting a rezoning from Institutional (I) to
Multiple-Family Residential (RM-5) for a 0.76-acre parcel.
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Surrounding Areas

Direction Future 
Land Use

Zoning Existing Use

North RM & RL RS-2 Single family residential & 
vacant lot

South RM RS-2 Drainage canal; Single family 
residential (vacant and built)

East RL RS-2 Single family residential

West I & ROI RS-2 St. Lucie County Fire Station 
16, Vacant land
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• The proposed rezoning is consistent with Policy 1.1.4.13 of the Future Land Use
Element of the Comprehensive Plan which establishes the compatible future land
use and zoning categories.

• The proposed (RM-5) Multi-Family Residential Zoning District is listed as a
compatible zoning district under the RM (Medium Density Residential) future land
use classification.

Justification

FUTURE LAND USE CLASSIFICATION COMPATIBLE ZONING DISTRICT(S)
RM (Medium Density Residential) RM-5 or Residential PUD (Planned Unit Development) between 5-11

units per acre)

 Institutional (I) zoning district is not compatible with the Medium Density Residential (RM) Future Land
Use hence the need for the rezoning.
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• Planning and Zoning Department staff recommends approval of the rezoning
request.

Planning and Zoning Staff Recommendation 

249


	Meeting Agenda
	5.a  - Agenda Item Summary
	2023-1016 - October 3, 2023 Meeting Minutes
	7.a  - Agenda Item Summary
	2023-1019 - Staff Report
	2023-1019 - Exhibit A  - Proposed Text Amendment to Transportation Element
	2023-1019 - Staff Presentation
	7.b  - Agenda Item Summary
	2023-1022 - Staff Report
	2023-1022 - Exhibit A -Sec. 110.02
	2023-1022 - Staff presentation
	7.c  - Agenda Item Summary
	2023-1018 - Staff Report
	2023-1018 - Application, Agent Authorization, Deed
	2023-1018 - Capacity Analyses
	2023-1018 - Traffic Analysis
	2023-1018 - Market Study
	2023-1018 - CRA Memo
	2023-1018 - Staff Presentation
	8.a  - Agenda Item Summary
	2023-1021 - Staff Report
	2023-1021 - Applicant Response to Variance Criteria
	2023-1021 - Approved Site Plan
	2023-1021 - Parking and Queuing Analysis
	2023-1021 - Warranty Deed
	2023-1021 - Staff Presentation
	2023-1021 - Memo to Table
	8.b  - Agenda Item Summary
	2023-1040 - Memo to Withdraw
	2023-1040 - SEU Withdrawal Letter
	8.c  - Agenda Item Summary
	2023-898 - Staff Report
	2023-898 - Attachment A
	2023-898 - Attachment B
	2023-898 - Rezoning Request
	2023-898 - Staff Presentation
	8.d  - Agenda Item Summary
	2023-1017 - Staff Report
	2023-1017 - Applicant's Response to Variance Criteria
	2023-1017 - Boundary Survey
	2023-1017 - Warranty Deed
	2023-1017 - Staff Presentation
	8.e  - Agenda Item Summary
	2023-1020 - Staff Report
	2023-1020 - Attachment A- Existing and Proposed Map H
	2023-1020 - Application
	2023-1020 - Staff Presentation
	2023-1020 - Request to Table
	8.f  - Agenda Item Summary
	2023-1036 - Staff Report
	2023-1036 - Application
	2023-1036 - Deed
	2023-1036 - Agent Authorization
	2023-1036 - Staff Presentation
	8.g  - Agenda Item Summary
	2023-1013 - Staff Report
	2023-1013 - Application
	2023-1013 - Deed
	2023-1013 - Staff Presentation

		2023-10-16T11:48:05-0400
	Kenneth Osborne




