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PHASE ONE MOBILITY PLAN 
& MOBILITY FEE

Mobility Plan is a vision 

over the next 25 years 
For Moving People

Mobility Fee is a simple, 

transparent way for 
NEW development to 
pay for ITS impact to 

the transportation system. 



MOBILITY PLAN: TWO PHASE PROCESS

PHASE ONE 

 Mobility Corridors = New Road Capacity + Complete Streets 

 Multimodal Corridors = Complete Streets

 Mobility Intersections = New Road Capacity & Safety

 Multimodal Intersections = Multimodal Continuity & Safety

PHASE TWO 

 Detailed Description & Identification of Improvements

 Interim Capacity Projects 

 Creative Mobility Solutions 



© 2021 NUE Urban Concepts, LLC. All Rights Reserved

WHY IS THE CITY DEVELOPING A MOBILITY PLAN & FEE?

• To ensure fees paid by new development in the City are 
expended (spent) in a timely manner within or adjacent to the 
City to provide mobility projects (improvements & services)

• To ensure the City has the ability to prioritize mobility projects 
that best meets the needs of the City

• To advance mobility projects through Bonding, Florida State 
Infrastructure Bank, public/private partnerships, etc.

• To replace transportation concurrency, proportionate share, 
City & County road impact fees





















©
 2

0
21

 N
U

E
 U

rb
an

 C
o

n
ce

p
ts

, L
LC

. A
ll

 R
ig

h
ts

 R
e

se
rv

e
d



©
 2

0
21

 N
U

E
 U

rb
an

 C
o

n
ce

p
ts

, L
LC

. A
ll

 R
ig

h
ts

 R
e

se
rv

e
d



©
 2

0
21

 N
U

E
 U

rb
an

 C
o

n
ce

p
ts

, L
LC

. A
ll

 R
ig

h
ts

 R
e

se
rv

e
d



©
 2

0
21

 N
U

E
 U

rb
an

 C
o

n
ce

p
ts

, L
LC

. A
ll

 R
ig

h
ts

 R
e

se
rv

e
d



©
 2

0
21

 N
U

E
 U

rb
an

 C
o

n
ce

p
ts

, L
LC

. A
ll

 R
ig

h
ts

 R
e

se
rv

e
d



©
 2

0
21

 N
U

E
 U

rb
an

 C
o

n
ce

p
ts

, L
LC

. A
ll

 R
ig

h
ts

 R
e

se
rv

e
d



© 2021 NUE Urban Concepts, LLC. All Rights Reserved



© 2021 NUE Urban Concepts, LLC. All Rights Reserved

WHY IS THE CITY DEVELOPING A MOBILITY PLAN & FEE?

• To ensure fees paid by new development in the City are 
expended (spent) in a timely manner within or adjacent to the 
City to provide mobility projects (improvements & services)

• To ensure the City has the ability to prioritize mobility projects 
that best meets the needs of the City

• To advance mobility projects through Bonding, Florida State 
Infrastructure Bank, public/private partnerships, etc.

• To replace transportation concurrency, proportionate share, 
City & County road impact fees



MISCONCEPTIONS PROFFERED BY THE COUNTY, continued

• Claim - The City mobility plan does not identify needs

 Fact: The mobility plan details the need for new roads, the widening of

existing roads, and the improvement of 2 lane undivided to 2 lane

divided roads, with complete streets.

 The mobility plan identifies corridors in need of complete street

retrofits, off-street greenways and trails, and five (5) types of

intersection improvements.

 The County road impact fee is not based on any specific road

capacity improvements. The City is also implementing areawide level

of service and multimodal quality of service as part of the mobility

plan and fee, as encouraged by Florida Statute.



MISCONCEPTIONS PROFFERED BY THE COUNTY, continued

• Claim - City is increasing taxes

 Fact: Mobility plan is crafted to mitigate new growth impacts on City,

County and State roads. There is no demonstrated need or additional

mitigation.



• Claim - The City is increasing the cost of 

development.

 Fact: The City mobility fee is less than the

current County fee (except for multi-family above

1,000 sq. ft. & high impact uses)

MISCONCEPTIONS PROFFERED BY THE COUNTY



• Claim - The City is seeking to charge its fee 

against development outside the City limits.

 Fact: The City mobility fee is only charged

against development within the City. Its

revenues may be spent anywhere in the City

benefit district, which is larger than the City

limits to account for the impacts of City growth

on nearby County roads.

MISCONCEPTIONS PROFFERED BY THE COUNTY



• Claim - Development will pay the full County road 

impact fee

 Fact: The County cannot legally charge new

development twice for the same impact. Without a new

road impact fee study, the most the County could

attempt to charge is the difference between the City’s

mobility fee and the County’ road impact fee, adjusted

by assessment area. If it can justify doing so: the

County, not the City has the burden of proof.

MISCONCEPTIONS PROFFERED BY THE COUNTY, continued



MISCONCEPTIONS PROFFERED BY THE COUNTY, continued

• Claim – Development must pay County road 

impact fees no matter what

 Fact: St. Lucie County is not a charter county,

and therefore cannot attempt to preempt the City

from adopting a City fee. Also, the County cannot

charge development twice for the same impact.

Development must pay properly enacted road

impact fees and City mobility fees.



MISCONCEPTIONS PROFFERED BY THE COUNTY, continued

• Claim – The City is not mitigating impact to 

County roads

 Fact: The Mobility Plan includes multiple

improvements to County Roads, including

Glades Cut-Off, Midway, and Range Line.

County projects are 13% to 14% of the overall

miles of improvements and capacity added,

and ~ 23% of the cost.



MISCONCEPTIONS PROFFERED BY THE COUNTY, continued

• Claim – The County can collect its road impact fee no 

matter what the City does

 Fact: Per statute, the County has the burden of proof

assessing its fee. The City methodology fully accounts for

impact to City, County, and State facilities. The County can

only charge for impact beyond the City mobility fee if it

prepares an updated study justifying that additional

charge. Also, it would have to increase road impact fees in

unincorporated County & show that doing so meets the

dual rational nexus test and new statutory requirements.



MISCONCEPTIONS PROFFERED BY THE COUNTY, continued

• Claim - The County can spend road impact fees 

where it wants  

 Fact: St. Lucie County is required to meet the

benefits test of the dual rational nexus test,

something it is not currently doing. St. Lucie

County may be the only County in Florida with

one benefit district for the entire mainland of

the County.



MISCONCEPTIONS PROFFERED BY THE COUNTY, continued

• Claim - The City mobility fee will result in a total 

loss of funding to the County road system.

 Fact: The mobility fee proposes that funding goes

towards Midway and Glades, which are County

roads. The City mobility fee will result in a

reduction of funding of the overall County system.



MISCONCEPTIONS PROFFERED BY THE COUNTY, continued

• Claim – The County has significant needs

 Fact: County does have continuing maintenance needs

which can not be paid by impact fees.

 Beyond Midway from Selvitz to East Torino and Glades

from Midway to Selvitz, the six (6) roads in the current

interlocal between the City & County don’t need road

capacity to address growth impacts.

 The mobility plan does propose complete streets

improvements to two lane divided streets.



MISCONCEPTIONS PROFFERED BY THE COUNTY, continued

• Claim – Future development west of I-95 demands 4 lane roads

Fact:

 Future development in the City west of 95 has plans to provide a

gridded network of 2 lane roads. The need for either 4 lanes or

complete street improvements will be evaluated further in the Phase

2 mobility plan.

 Projected volumes do not support the number of 4 lane roads west

of I-95. Future growth can be accommodated on planned parallel

City roads to Glades Cut-off, Range Line and Midway west of I-95,

without the need for any improvements beyond a center turn lane

and complete street enhancements.
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SUMMARY OF FACTS, NOT MISCONCEPTIONS
 New Development in the City will pay less, not more, except for high impact uses 

(such as fast food, car washes, gas stations)

 The most the County could attempt to charge is the difference between the City 
mobility fee and the existing County road impact fee, adjusted by assessment 
areas (The County would need an updated study to justify charging more)

 Statute does not have special rules for Counties; all fees assessed by the County 
or the City will need need to meet legal and statutory requirements

 It’s debatable the County road impact fee meets the dual rational nexus test, 
particularly due to the County having only one mainland benefit district

 The mobility plan includes improvements on County roads. The mobility fee fully 
mitigates the impact of new development (City to provide letter stating such). 
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ROAD IMPACT FEE vs. MOBILITY FEE COMPARISON

• County: Single-Family (3,500 sq. ft.) = $6,365

 City: Single-Family (3,500 sq. ft.) = $6,213

 Mobility Fee Difference = $153 less than County

• County: Multi-Family (2 story 1,500 sq. ft.) = $4,556

 City: Single-Family (3,500 sq. ft.) = $4,245

 Mobility Fee Difference = $311 less than County

• County: Hotel (per room) = $2,222

 City: Hotel (per room) = $2,192

 Mobility Fee Difference = $30 less than County



ROAD IMPACT FEE vs. MOBILITY FEE COMPARISON

• County: Industrial (per 1,000 sq. ft.) = $1,103

 City: Industrial (per 1,000 sq. ft.) = $1,082

 Mobility Fee Difference = $20 less than County

• County: Office (per 1,000 sq. ft.) = $3,718

 City: Office (per 1,000 sq. ft.) = $3,585

 Mobility Fee Difference = $133 less than County

• County: Retail (per 1,000 sq. ft.) = $6,341

 City: Retail (per 1,000 sq. ft.) = $6,306

 Mobility Fee Difference = $35 less than County





ROAD IMPACT FEE vs. MOBILITY FEE DISTRICTS

• County 

 One Benefit District 

 Claims it can spend road impact fees throughout the mainland of 
the county

 Doubtful the road impact fee meets the benefits test of the dual 
rational nexus test

• City

 Five Benefit Districts

 Mobility Fees spent in District they are collected

 Spent on corridors that border or cross multiple Districts

 Clearly meets dual rational nexus test



PAYMENT OF MOBILITY FEE

• Without a Credit 

 Assessed per use and area at building permit application

 One time payment to the City at building permit issuance

 Receive letter confirming that the payment fully mitigates impact

• With a Credit (need to establish equivalent credit with the City)

 Assessed per use and area at building permit (BP) application

 Payment at BP issuance: Amount Equal to existing City road fee 

 Use of credit = Mobility Fee minus Payment to City 

 Receive letter confirming that the payment fully mitigates impact



EQUIVALENT MOBILITY FEE CREDIT

• County has issued significant road impact fee credits

• County credits used for County road impact fee only

• Credits established before new statutory requirements

• Credits provided primarily for internal improvements

• New development still pays City road impact fee 

• City will recognize County credits

• Development needs to establish equivalent credits with City

• Development has 18 months to enter into agreement with City

• May transfer credit to adjacent districts, except east district



MOBILITY FEE PAYMENT TO CITY (USES WITH CREDIT)

 Credit provided for County road impact fee credit

 Today new development pays a county road impact fee and a
city road impact fee. Development with credit use it for
county road impact fees and pay city road impact fees.

 Ordinance stipulates the amount paid for City road impact fees
will now be paid for City mobility fees; otherwise, the City would
be granting credits towards mobility fees, loosing money that it
would have collected staying with its current road impact fees.
Development still pays the same or less & uses credit as follows:



USE OF EQUIVALENT MOBILITY FEE CREDIT EXAMPLE

2,500 sq. ft. single family home (west of river)

 Mobility Fee Assessed = $4,438 plus service charge

 Amount equal to current City fee = $1,495 ($0.598 x 2,500)

 Mobility Fee Amount paid to City = $1,495 plus service charge

 Mobility Fee Credit Amount = $2,943 ($4,438 – $1,459)

 Mobility Fee Credit Used = $2,943 plus service charge

 Development can also use its credit for assessed County road 
impact fees, if applicable (both draw down on credit pool) 



MOBILITY FEE CREDIT UTILIZATION

• Credit provided mostly for internal improvements

• Improvements mostly west of I-95 or internal to St. Lucie West

• Improvements primarily do not address external impact

• City was not the entity that issued credits

• Most credits established before Impact Fee Act (F.S. 163.31801)

• Credits largely do not address impact east of I-95

• City has mobility needs not addressed by Credit

• Credits maybe transferred, except to east district (east of I-95)

• Credits could be used to satisfy future County road impact fees   



COUNTY ROAD OPTIONS

Set aside % of mobility fees for County improvements based on:

 Total Lanes Miles (19.3%) , or 

 Total Vehicle Miles of Travel (13.3%), or 

 Phase One Mobility Plan Miles (13.6%), or  

 Phase One Mobility Plan Cost (23.3%), or

 Phase One Mobility Plan Person Miles of Capacity (14.37%), or

 Percentage between 15% to 25%, or 

 Percentage east of I-95 of 10% to 15% & west of I-75 of 5% to 10%, or

 Continue Negotations



COUNTY ROAD OPTIONS, continued

If the City elects to set aside a % of mobility fee revenue, it could:

 Remit that % to the County per a new interlocal, or 

 Remit % if and when County constructs improvement, or

 Expend the % on County improvements it or FDOT constructs, or 

 Reimburse the % to a development that fronts an improvement on 

a County facility in the mobility plan at City’s request to as a 

development order requirement, or

 Some combination of the above, but the final decision in the City 

Council’s to make on prioritizing and expended mobility fees



NEXT STEPS

(1) Provide Direction on any changes to Plan, Fee or Ordinance

(2) Concur with whereas clauses and findings of Ordinance

(3) One finding is extraordinary circumstances based on the need for 

improvements and the travel demand impact of certain uses 

requires the adoption of a higher fee for those used as of Jan 1st, 

2022 as provided for in the ordinance.

(4) Concur with equivalent mobility fee credit use

(5) Direct staff to advertise 2nd reading of ordinance



Questions or Comments?

nueurbanconcepts@gmail.com         www.nueurbanconcepts.com                    833-NUC-8484 

Jonathan B. Paul, AICP

Louis C. Rotundo


