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To: Bridget Kean; DCPexternalagencycomments
Cc: Plan_Review
Subject: Port St. Lucie 24-01ESR Proposed
Date: Tuesday, February 27, 2024 5:06:37 PM
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To:  Bridget Kean, AICP, Deputy Director
 
Re:  Port St. Lucie 24-01ESR – Expedited State Review of Proposed Comprehensive Plan
Amendment
 
The Office of Intergovernmental Programs of the Florida Department of Environmental
Protection (Department) has reviewed the above-referenced amendment package under the
provisions of Chapter 163, Florida Statutes. The Department conducted a detailed review that
focused on potential adverse impacts to important state resources and facilities, specifically:
air and water pollution; wetlands and other surface waters of the state; federal and state-owned
lands and interest in lands, including state parks, greenways and trails, conservation
easements; solid waste; and water and wastewater treatment.
 
Based on our review of the submitted amendment package, the Department has found no
provision that, if adopted, would result in adverse impacts to important state resources subject
to the Department’s jurisdiction.
 
Please submit all future amendments by email to Plan.Review@FloridaDEP.gov. If your
submittal is too large to send via email or if you need other assistance, contact Lindsay
Weaver at (850) 717-9037.
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February 28, 2024 
 

Ms. Bridget Kean, AICP 
Deputy Planning and Zoning Director 
City of Port St. Lucie 
121 S.W. Port St. Lucie Boulevard 
Port St. Lucie, Florida 34984 
 
Subject: City of Port St. Lucie Comprehensive Plan Amendment (24-01ESR) 
 
Dear Ms. Kean: 
 
Pursuant to Section 163.3184(3), Florida Statutes (F.S.), in its role as a reviewing agency as 
identified in Section 163.3184(1)(c), F.S., the Florida Department of Transportation (FDOT) 
reviewed the proposed amendment Port St. Lucie 24-01ESR. 
 
The proposed large-scale amendment received requests to change the Future Land Use Map 
(FLUM) on an approximately 464.5-acre site (Figure 1) that abuts Glades Cut-Off Road to the 
west, from 90 acres of Service Commercial (CS) / Light Industrial (LI) / Heavy Industrial (HI), 311.5 
acres of CS / LI / Residential, Office, and Institutional (ROI), and 63 acres of General Commercial 
(GC) / (ROI), to 397.89 acres of Low-Density Residential (RL), 34.25 acres of GC / CS / Institutional 
(I), 13.93 acres of Open Space Recreation (OSR), and 18.43 acres of Open Space Conservation 
(OSC), and to amend Future Land Use Element (FLUE) Policies 1.1.4.18 and 1.1.4.19. 
 
The proposed change indicates a mixture of land uses, densities, and intensities on the site by 
removing 2,400,000 maximum square feet of industrial, reducing maximum office, retail, and 
institutional uses by 200,000 total square feet, adding residential and park / open space land 
uses, and converting 397.89 acres to residential (85.5% of the site area). The change will allow 
for 1,350 maximum low-density residential units, as geographically distributed in Figure 2. 
 
FDOT is providing technical assistance comments in accordance with Section 163.3168(3), Florida 
Statutes. The technical assistance comments will not form the basis of a challenge. These 
technical assistance comments can strengthen the local government’s comprehensive plan in 
order to foster a vibrant, healthy community or are designed to ensure consistency with the 
Community Planning Act in Chapter 163, Part II, F.S. 

http://www.d4fdot.com/
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Figure 1. Site Aerial (property boundaries generalized) 
 

 

Source: FDOT District Four Roadway Atlas Viewer (2023), Hybrid Imagery (additional labels added) 

C 24 Canal Road 

Subject Site 

Figure 2. Proposed Future Land Use Map 
 
 

Source: Port St. Lucie 24-01ESR, page 28 

http://www.d4fdot.com/
https://experience.arcgis.com/experience/a0bc6182120544798afef857747e5f03/page/ATLAS-VIEWER/?data_id=widget_1693_output_config_2%3A0
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As proposed, FDOT is providing the following technical assistance comments:  
 
Technical Assistance Comment #1 
There appears to be minimal roadway network and transportation facility capacity to efficiently 
route and distribute trips from origin to destination for the proposed mixture of residential, 
commercial, institutional, and open space recreation land uses. Glades Cut-Off Road to the east 
of the site is presently a two-lane urban minor arterial roadway without access. Further, the 
proposed is bordered by the jurisdiction of Unincorporated St. Lucie County (Figure 3).  
 
Recommendation for Technical Assistance Comment #1  
Coordinate with the St. Lucie Transportation Planning Organization (St. Lucie TPO) and St. Lucie 
County to ensure that sufficient transportation facilities are provided for the development.  
 

 
 
Technical Assistance Comment #2 
The traffic analysis provided indicates the proposed changes will result in an overall reduction of 
4,051 net daily trips, from 20,745 net new daily trips to 16,694 net daily trips (Figure 4). Net 
peak hour trips will be reduced by 1,192 new net Peak AM trips, and 1,016 new net PM trips. 
The analysis, however, does not demonstrate how the projected trips will be distributed 
efficiently throughout the surrounding transportation network, as trips characteristic of 
industrial, commercial, and institutional uses will differ from the residential and other uses. In 

Figure 3. City / County Boundaries Map (property boundaries generalized) 
 

 

Source: Saint Lucie County Property Appraiser (paslc.gov) (modified with graphical and text overlays)  
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general, there can be significant differences between the characteristics of trips associated with 
industrial land uses compared to residential uses, specifically during morning and evening peak 
hours.  

 

Recommendation for Technical Assistance Comment #2 
Coordinate with the St. Lucie TPO, St. Lucie County, and FDOT to conduct a traffic assessment that 
reflects the proposal to ensure that the transportation network can efficiently distribute the trips 
characteristic of the residential and other proposed use changes. Trip characteristics should be 
further analyzed in this study.  
 
Technical Assistance Comment #3 

Figure 4. Existing FLU and Proposed FLU Trip Generation Tables 

 

Source: Port St. Lucie 24-01ESR, pages 55-56 

http://www.d4fdot.com/
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Proposed land use changes are not reflected in the Treasure Coast Regional Planning Model 
(TCRPM), Version 5.0, Travel Demand Model, for Forecast Year 2045. The changes are expected 
to increase future population (residential uses) and employment (commercial and institutional 
uses) projections.  
 
Recommendation for Technical Assistance Comment #3 
To address this technical assistance comment, work with the St. Lucie TPO to update the TCRPM 
Travel Demand Model to ensure that the model is providing the most up-to-date forecasting to 
support regional long-range transportation planning efforts.  
 
We appreciate the opportunity to review the proposed amendment and request that a final 
copy of the adopted amendment, along with the supporting data and analysis be transmitted 
within ten working days of adoption.  
 
If you have any questions, please do not hesitate to contact me by email at 
laurie.harari@dot.state.fl.us or (954) 777-4294. 
 

 
Laurie Harari 
Planning Specialist II 
 
 
cc:   Jennifer Carver, FDOT Central Office, Office of Policy Planning 

DCP External Agency Comments, Florida Commerce (dcpexter@commerce.fl.gov) 
 D4 Planning Reviews, FDOT District Four (d4-planningreviews@dot.state.fl.us) 
 

 

http://www.d4fdot.com/
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TREASURE COAST REGIONAL PLANNING COUNCIL 
 

M E M O R A N D U M 
 
 
To: Council Members       AGENDA ITEM 4B5 
 
From: Staff 
 
Date: February 9, 2024   
 
Subject:  Local Government Comprehensive Plan Review 
 Draft Amendment to the City of Port St. Lucie Comprehensive Plan 
 Amendment No. 24-01ESR 
 
Introduction 
 
The Community Planning Act, Chapter 163, Florida Statutes, authorizes the regional planning 
council to review local government comprehensive plan amendments prior to their adoption. The 
regional planning council review and comments are limited to adverse effects on regional 
resources or facilities identified in the Strategic Regional Policy Plan (SRPP) and 
extrajurisdictional impacts that would be inconsistent with the comprehensive plan of any affected 
local government within the region. Council must provide any comments to the local government 
within 30 days of the receipt of the proposed amendments and must also send a copy of any 
comments to the state land planning agency. 
  
The amendment package from the City of Port St. Lucie was received on January 29, 2024 and 
contains an amendment to the Future Land Use Map (FLUM) and text amendments to the Future 
Land Use Element (FLUE) of the City’s comprehensive plan. This report includes a summary of 
the proposed amendments and Council comments.  
 
Summary of Proposed Amendments 
 
The FLUM amendment changes the designation on 464.5 acres known as Lulfs Groves, is 
generally located west of Glades Cut-Off Road, south of Midway Road, and north of the C-24 
Canal,  as shown below to accommodate a proposed Planned Unit Development:  

 
 
 
 
 
 
 
 
 
 
 

Future Land Use Designation  Current 
 

Proposed 
 

Service Commercial/Light Industrial/Heavy Industrial  
(CS/LI/HI) 

90 acres 0 

Service Commercial/Light Industrial/Residential Office 
and Institutional  (CS/LI/ROI) 

311.5 acres 0 

General Commercial/Residential and Institutional 
(CG/ROI) 

63 acres 0 

Low Density Residential (RL) 0 397.89 
General Commercial/Service Commercial/Institutional  
(CG/CS/I) 

0 34.25 

Open Space Conservation (OSC) 0 18.43 
Open Space Recreation (OSR) 0 13.93 

Revision: _________ 
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The current and proposed development potential is shown in the table below: 
 

 
Adjacent land use designations include Utility and Residential, Office, and Institutional to the 
north; Low Density Residential/Commercial General to the south; Utility to the east; and St. Lucie 
County Agricultural to the west. The Lulfs Groves property was annexed into the City on June 9, 
2008. As outlined in the annexation agreement, the intended uses for the Lulfs Groves property 
are no more than 500 residential dwelling units and up to 3,000,000 square feet of commercial, 
industrial, retail, professional office and/or institutional uses. The annexation agreement outlines 
the roadway and other infrastructure improvements required to serve the development.  
 
Following annexation, a large scale comprehensive plan amendment was approved for Lulfs 
Groves on May 11, 2009. The amendment revised the land use for Lulfs Groves from St. Lucie 
County Agriculture to the current designations. At that time, the text of Policy 1.1.81 in the FLUE 
was amended and policies were added to establish Lulfs Groves as a compact, high-intensity, 
multi-use area that includes industrial, commercial, retail and residential uses intended to support 
the City’s economic development goals.  
 
The currently proposed text amendments revise Policy 1.1.4.18 to remove any references to Lulfs 
Groves as a business park and rename the area the Astoria Development Area; and revise Policy 
1.1.4.19, the development program for the property, from up to 2.4 million square feet of industrial 
entitlements and 600,000 square feet of commercial, office, and institutional square feet to 400,000 
square feet of commercial, office, and institutional square feet and 1,350 residential dwelling units.  
 
The City staff report states that with respect to water and sanitary sewer services, the proposed 
amendment will reduce the demand from what is approved based on the proposed cap of 1,350 
dwelling units; the project is found to be in compliance with the adopted level of service standards 
for transportation; there is adequate capacity available for solid waste; and the project will be 
required to address concurrency requirements with the St. Lucie County School District.  
 
The City staff recommended denial of the proposed amendments because of the reduction of the 
limited supply of land needed for commercial, industrial, and institutional uses and that there is 
already sufficient land to accommodate future residential growth; it does not support economic 
development goals in the City’s comprehensive plan to support retention and growth of the 
industrial sector and retaining employment-generating land uses in appropriate locations; and there 
are potential incompatibilities between the wastewater treatment plant and the proposed residential 
development. The City staff report does recognize that the applicant is proposing measures to 
mitigate any potential incompatibilities, such as landscape buffering and locating residential away 
from the treatment plant. However, over the years the City has received complaints from another 
residential community in the area regarding the plant’s odors and operation, and City staff feels 
that the current uses of industrial and commercial are more compatible with a utility use than 
single-family residential development. The staff report notes that if the proposed amendments are 

Use  Current Proposed Development Potential 
Industrial 1,000,000 sf – 2,400,000 sf 0 -2,400,000 sf 
Retail 100,000 sf – 200,000 sf 100,000 sf – 200,000 sf No Change 
Office 50,000 sf – 200,000 sf 50,000 sf – 150,000 sf -50,000 sf 
Institutional 50,000 sf – 200,000 sf 15,000 sf – 50,000 sf -150,000 sf 
Residential  Up to 500 dwelling units Up to 1,350 dwelling units + 850 dwelling units 
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approved, the annexation agreement will need to be revised to reflect changes in entitlements, and 
update the level of service requirements.  
 
Regional Impacts 
 
No adverse effects on regional resources or facilities have been identified. 
 
Extrajurisdictional Impacts 
 
Council requested comments from local governments and organizations expressing an interest in 
reviewing the proposed amendment on January 30, 2024. No extrajurisdictional impacts have been 
identified.  
 
Conclusion 
 
No adverse effects on regional resources or facilities and no extrajurisdictional impacts have been 
identified. However, the following is offered for consideration by the City before approval of the 
land use designation change: 
 

1. With respect to potential transportation impacts, Council encourages the City to coordinate 
transportation needs with St. Lucie County, the Florida Department of Transportation, the 
St. Lucie County Transportation Planning Organization, and transit providers. With all the 
recently approved development in this area, it is suggested that a coordinated multi-
jurisdictional transportation and roadway study of the impacts of all the recently approved 
development and potential development in this area should be undertaken in lieu of 
piecemeal development approvals.  
 

2. The City should carefully consider converting industrial and commercial lands, which 
retain and create jobs, to residential uses. Industrial land especially is hard to get back once 
it has changed to other designations. To create a sustainable and competitive economy, 
there needs to be diversification of industries and jobs. Protecting land that is classified as 
industrial and commercial is needed to ensure that there are employment opportunities 
available for the City’s residents. Consideration of how much land is needed, and the 
appropriate location for these uses, is important to how the City plans for economic and 
population growth.   

 
Recommendation 
 
Council should approve this report and authorize its transmittal to the City of Port St. Lucie and 
FloridaCommerce.  
 
Council Action – February 16, 2024   
 
 
 
Attachments 
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Exhibit 1 
General Location Map   
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Exhibit 2 
Aerial Location Map  

 

 
  

Map from Applicant’s presentation to City Council.  
 



 

 

Exhibit 3 
Existing Future Land Use Map 

 

 
  



 

 

Exhibit 4 
Proposed Future Land Use Map 

 

 



 

 

 
Exhibit 5 

Proposed Text Amendments in Strikeout and Underline Format 
 

 

 



From: CompPlans
To: Bridget Kean; DCPexternalagencycomments@deo.myflorida.com
Subject: RE: City of Port St. Lucie Proposed Comprehensive Plan Amendment - Lulfs Groves
Date: Thursday, February 1, 2024 4:22:27 PM
Attachments: image001.png

Dear Ms. Keen,
 
The Office of Educational Facilities within the Florida Department of Education has reviewed the Port St. Lucie 24-
01ESR proposed comprehensive plan amendment in accordance with section 163.3180 and 163.3184, Florida
Statutes. Based on review of the submitted materials, staff have no comments on the proposed amendment. If you
have any questions or need additional information, please contact me.
 
Morgan Runion, AICP
Office of Educational Facilities
Florida Department of Education
 
 

From: Bridget Kean <BKean@cityofpsl.com> 
Sent: Monday, January 29, 2024 3:16 PM
To: cesar.martinez@dot.state.fl.us; CompPlans <CompPlans@fldoe.org>; Plan.Review@dep.state.fl.us;
CompliancePermits@DOS.MyFlorida.com; sheidt@tcrpc.org; SFLOCALGOVPLAN@SFWMD.gov; Benjamin Balcer
<Balcerb@stlucieco.org>; Hymowitz, Larry <larry.hymowitz@dot.state.fl.us>; NICOLE.FOGARTY@stlucieschools.org
Subject: City of Port St. Lucie Proposed Comprehensive Plan Amendment - Lulfs Groves
 
Good afternoon.  Attached is a proposed comprehensive plan amendment from the City of Port St. Lucie for your
review.  It was uploaded to the Department of Commerce this afternoon.   Please contact me if you have any
questions. 
 
 

www.CityofPSL.com

Bridget Kean
Deputy Director

Planning and Zoning Department

o. 772-873-
6489

c. 772-418-3987 

a.121 SW Port St. Lucie Blvd., Port St. Lucie,
FL 34984
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