
J F O  G R O U P  I N C  
T ra ff ic  Engineering      T ransportat ion P lanning 
 
w w w . j f o g r o u p i n c . c o m  

2025-10-06_TCC Tract B_Traffic_1209.02                 Page 1 of 4 

6 6 7 1  W  I n d i a n t o w n  R d    S u i t e  5 0 - 3 2 4    J u p i t e r ,  F l o r i d a    3 3 4 5 8  
T :  ( 5 6 1 )  4 6 2 - 5 3 6 4      F :  ( 5 6 1 )  4 6 5 - 8 0 4 4      i n f o @ j f o . u s  City of PSL # P23-145-A1 

PSLUSD # __-___-__ 

October 6, 2025       Sent via e-mail: psesta@haleyward.com 
 
Patricia “Trish” Sesta, Senior Planner  
HALEY WARD 
10250 SW Village Parkway, Suite 201 
Port Saint Lucie, Florida 34987 
 
Re: TCC Tract B  Site Plan Amendment 

S O U T H E R N  G R O V E  D R I  
Traffic Impact Statement 
Parcel ID: 4315-804-0003-010-1 

 
Dear Trish, 
 
JFO Group Inc. has been retained to evaluate a traffic impact analysis to determine compliance with 
City of Port St Lucie ULDC standards associated with the Site Plan application for a 68,890 SF 
Warehouse/Office development on 5.86 Acres.  
 
The TCC Tract B property is located just east of SW Village 
Pkwy, ±1.5 miles south of Tradition Pkwy in the City of Port 
Saint Lucie, Florida. Figure 1 shows the project location in 
relation to the transportation network. Parcel ID associated 
with this project is 4315-804-0003-010-1. A copy of the 
property appraiser information for the site is included as 
Exhibit 1. Exhibit 2 includes a copy of the plat while Exhibit 3 
includes a copy of the proposed site plan. 
 
Project traffic potentially generated by the existing and 
proposed project was calculated using the Institute of 
Transportation Engineers (ITE) publication Trip Generation 
Manual, 12th Edition. When fitted curve equations were not 
available, weighted average rates were used. Similarly, 
when data plots had at least 20 data points and a fitted 
curve equation with an R2 of at least 0.75, fitted curve 
equations were used. Exhibit 4 includes an excerpt from the 
ITE Trip Generation manual for the trip generation equations used in this analysis. Table 1 shows the 
equations used in order to determine the trip generation for Daily, AM, and PM peak hour conditions.   
 

Table 1: Trip Generation Rates 

Land Use 
ITE 

Code 
Daily Trip Gen. 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

PEAK HOUR OF AD JACENT STREE T  TRAFF I C [TRAFF I C CONCURRENCY ]  

Warehousing 150 1.38 77% 23% 0.12 28% 72% 0.15 

General Office 710 T = 6.18(X) + 207.96 88% 12% T = 1.12(X) + 19.95 16% 84% T = 0.99(X) + 31.14 

PEAK HOUR OF GENERATOR [DRIVEWAY VOLUMES AS REQUIRED BY  THE C I TY ]  

Warehousing 150 1.38 70% 30% 0.15 34% 66% 0.17 

General Office1 710 T = 6.18(X) + 207.96 88% 12% T = 1.12(X) + 19.95 16% 84% T = 0.99(X) + 31.14 

1ITE LU 710 does not include Peak Hour of Generator. Therefore, Peak Hour of Adjacent Street was used. 

  
Figure 1 : Project Location 
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Table 2 summarizes the net Daily, AM, and PM peak trips potentially generated by the proposed 
development. According to Table 2, the net Daily, AM and PM peak trips potentially generated due 
to the proposed development are 452, 60 (52 In/8 Out) and 68 (12 In/56 Out) trips respectively. One (1) 
full driveway along the western property boundary on SW Tom Mackie Blvd is proposed and two (2) 
future internal driveways are proposed along the southern property line. As typically required by the 
City, Peak Hour of Generator trips were used to calculate driveway volumes. 
 

Table 2: Trip Generation  

Land Use Intensity Daily 
Traffic 

AM Peak Hour PM Peak Hour 
In Out Total In Out Total 

PEAK HOUR OF ADJACENT STREET  TRAFFIC [TRAFFIC CONCURRENCY]  
Warehousing 37,8541 SF 52 4 1 5 2 4 6 
General Office Building 31,0362 SF 400 48 7 55 10 52 62 

Σ 68,890 SF 452 52 8 60 12 56 68 
PEAK HOUR OF GENERATOR [DRIVEWAY VOLUMES AS TYP ICALLY  REQUIRED BY THE CITY]  

Warehousing 37,8541 SF 52 5 1 6 2 4 6 
General Office Building 31,0362 SF 400 48 7 55 10 52 62 

Σ 68,890 SF 452 53 8 61 12 56 68 
1=18,927+18,927. 2=3,908+3,908+23,220 
 
Figures 2 and 3 provide Daily, AM and PM peak hour of Generator driveway volumes for the TCC Tract 
B property. 
 

 
Figure 2: Project Driveway Volumes W/O SW Tom Mackie Blvd Extension to Hegener Dr 
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Figure 3: Project Driveway Volumes W/ SW Tom Mackie Blvd Extension to Hegener Dr  

 
According to the City of Port St Lucie Engineering standards, exclusive right turn lanes for driveways are 
required when the operational aspects of the driveway meet the volume and speed criteria presented 
in Table 8-5 of Section 8.12.7, where a traffic study indicates that the LOS is degraded by the proposed 
development, or where required for safety reasons even though the peak hour turn volumes may be 
lower than specified in Table 8-5. SW Tom Mackie Blvd in front of the subject site will have a design 
speed of 40 MPH and a posted speed limit of 30 MPH. Consequently, based on the posted speed limit, 
right turn lanes are warranted on unsignalized driveways when the number of right turns per hour are 
80-1251.  
 
Likewise, according to the City of Port St Lucie Engineering standards, exclusive left turn lanes for 
driveways are required whenever a driveway is served by a median opening; on a two-lane road, on 
curves, or whenever speeds are forty-five mph and greater; where a traffic study shows that the LOS is 
degraded by the proposed traffic; and when warranted by the NCHRP Report 745 analysis and Report 
279. Southbound left movements are proposed to be allowed at the driveways located on SW Tom 
Mackie Blvd which is being designed with a 40 MPH speed limit.  
 
Given the driveway volumes shown on Figure 3 and the City of Port St Lucie Engineering standards, 
exclusive right turn lanes will not be required at the project driveway, even when assuming the office 
component of the warehouses as General Office. On the other hand, as required by the City, a 
continuous two-way left-turn lane (TWLTL) will be built in front of the site. 

 
1 The lower threshold of eighty right turn vehicles per hour would be most used for higher volume (greater than 600 vehicles per hour, per lane 
in one direction on the major roadway) or two-lane roads where lateral movement is restricted. The 125 right turn vehicles per hour upper 
threshold would be most appropriate on lower volume roadways, multilane highways, or driveways with a large entry radius (fifty feet or 
greater). 
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As part of a conservative analysis and as typically requested by the City, the proposed 68,890 SF 
Warehouse/Office development was divided into 37,854 SF Warehouse and 31,036 SF Office for trip 
generation purposes. The net Daily, AM and PM Peak Hour trips potentially generated due to the 
proposed 68,890 SF Warehouse/Office development at the TCC Tract B property are 452, 60 (52 In/8 
Out) and 68 (12 In/56 Out) trips respectively. Likewise, the AM and PM peak trips during the peak hour 
of generator are 61 (53 In/8 Out) and 68 (12 In/56 Out) trips respectively. Traffic concurrency for this site 
is vested through the Southern Grove DRI2. 
 
 
Sincerely, 
 
 
J F O  G R O U P  I N C  
COA Number 32276 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Enclosures: Exhibit 1: Property Appraiser Information 
  Exhibit 2: Plat 

Exhibit 3: Site Plan  
Exhibit 4: ITE Trip Generation Rates 

 
2 According to the Treasure Coast Regional Planning Council (2021), the Southern Grove DRI included ±3,600 acres originally approved for 
7,400 residential units, 3.7 million SF of retail, 2.4 million SF of office, 2.5 million SF of research and development, 4.6 million SF of 
warehouse/industrial, nearly 800 hotel rooms, and a 300-bed hospital. 
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Exhibit 3
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Land Use: 150
Warehouse

Description

A warehouse is a large building primarily devoted to the storage of goods and materials but may also 
include office and maintenance areas. Stored goods can include raw materials, packing materials, parts, 

or other finished goods. A warehouse may provide long-term storage or serve as a distribution center for 
transferring goods between carriers (e.g., from long-haul carrier to a local delivery vehicle). A warehouse 
typically has loading docks to load and unload goods from trucks.

Additional Data

An additional resource which provides more information about warehouse types and definitions is available 
from NAIOP Research Foundation: Commercial Real Estate Terms and Definitions report from April 2024. 
https://www.naiop.org/globalassets/research-and-publications/report/terms-and-definitions-/naiop-2024-
terms-and-definitions.pdf

The sites were surveyed in the 1990s, the 2000s, the 2010s, and the 2020s in California, Connecticut, 

Florida, Minnesota, New Jersey, Ohio, Oregon, Pennsylvania, and Texas.

Source Numbers

406, 411, 443, 579, 583, 596, 598, 611, 619, 642, 752, 869, 875, 876, 914, 940, 1050, 1214, 1221, 1257, 1286

General Urban/Suburban and Rural (Land Uses 000–399) 109 
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General Urban/Suburban and Rural (Land Uses 000–399) 111 
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General Urban/Suburban and Rural (Land Uses 000–399) 113 
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Land Use: 710

Description

A general office building is a building with multiple tenants that employ persons in the management, 
direction, or conduct of legal, accounting, engineering, consulting, real estate, insurance, financial, or 

other professional services. A general office building with a gross floor area of 10,000 square feet or less is 
classified as a small office building (Land Use 712).

Additional Data

If two or more general office buildings are in close physical proximity (within walking distance) and function 

as a unit (perhaps with a shared parking facility and common or complementary tenants), the total gross 
floor area or employment of the paired office buildings can be used for calculating the site trip generation. 
If the individual buildings are isolated or not functionally related to one another, trip generation should be 
calculated for each building separately.

The average building occupancy varies considerably among the studies for which occupancy data were 

provided. The reported occupied gross floor area was 88 percent for general urban/suburban sites and 96 
percent for the center city core and dense multi-use urban sites.

The sites were surveyed in the 1990s, the 2000s, the 2010s, and the 2020s in Alberta (CAN), California, 
Connecticut, Georgia, Indiana, Kentucky, Maine, Minnesota, Montana, New Hampshire, New Jersey, 
Ontario (CAN), Texas, Utah, and Virginia.

Source Numbers

404, 407, 408, 562, 734, 850, 859, 862, 867, 869, 883, 884, 890, 891, 904, 944, 946, 964, 965, 972, 1009, 
1030, 1058, 1061, 1219, 1221

General Urban/Suburban and Rural (Land Uses 400–799) 675 
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General Urban/Suburban and Rural (Land Uses 400–799) 677 
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