
From: Hymowitz, Larry <Larry.Hymowitz@dot.state.fl.us>  
Sent: Friday, September 6, 2024 10:27 AM 
To: dcpexter@commerce.fl.gov; Williams, Jana <Jana.Williams@commerce.fl.gov>; 
Benjamin Balcer <BalcerB@stlucieco.org> 
Cc: Martinez, Cesar <Cesar.Martinez@dot.state.fl.us>; Walia, Kent 
<Kent.Walia@dot.state.fl.us>; Peters, Victoria <Victoria.Peters@dot.state.fl.us>; Carver, 
Jennifer <Jennifer.Carver@dot.state.fl.us>; Bush, Lois <Lois.Bush@dot.state.fl.us>; Budhu, 
Kelly <Kelly.Budhu@dot.state.fl.us>; Irene A. Szedlmayer, AICP 
<szedlmayeri@stlucieco.org>; bentonk <bentonk@stlucieco.org>; Daniel Zrallack 
<ZrallackD@stlucieco.org>; Patrick Dayan <DayanP@stlucieco.org>; Stephanie Heidt 
<sheidt@tcrpc.org>; Mary Savage-Dunham <mdunham@cityofpsl.com>; Bridget Kean 
<BKean@cityofpsl.com>; Buchwald, Peter <BuchwaldP@stlucieco.gov> 
Subject: St. Lucie County 24-3ESR (Neill Farm Estates) ) - FDOT District Four Review 
Comments 

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 St. Lucie County 24-3ESR (Neill Farm Estates) comprehensive plan 
amendment relating to a future land use map change from Agriculture AG-5 to MXD future 
land Use classification with sub-area policies limiting development to residential use.  The 
+/-421.28-acre site is located on the west side of Range Line Road, approximately 2.33 
miles south of Glades Cut Off Road.   

FDOT is providing the following technical assistance comments and recommendations 
consistent with Section 163.3168(3), Florida Statutes. These technical assistance 
comments will not form the basis of a challenge. These comments are intended to 
strengthen the County’s comprehensive plan to foster a vibrant, healthy community and is 
designed to ensure consistency with the Community Planning Act in Chapter 163, Part II, 
F.S. 

FDOT appreciates the early and continuing consultation and coordination proffered by the 
County. 

Technical Assistance Comment #1 

Additional Backup item 13B
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The proposed amendment does not appear to account for the projected transportation 
system levels of service (LOS) and system needs based upon the future land use map, and 
the projected integrated transportation system per Section 163.3177(6)(b)1.d, F.S. 

  

The proposed amendment analysis does not appear to contain background traffic from 
amendments in process, including Rainbow Groves (23-1DRI) and concurrently transmitted 
OMBU Ranch (24-2ESR). 

  

The analysis for the amendment does not identify transportation improvements proposed 
in the St. Lucie Transportation Planning Organization (TPO) 2045 Long Range Transportation 
Plan (LRTP) that are cost feasible other than by developer funding contributions. There is a 
limited roadway network in the 2045 LRTP to effectively and efficiently distribute vehicular 
trips from planned developments in the recently expanded urban service area, including 
previously transmitted Rainbow Groves (23-1DRI) and concurrently transmitted OMBU 
Ranch (24-2ESR). Furthermore, the socioeconomic data used by the TPO for traffic 
forecasting and needs identification does not include the population and employment from 
the proposed land uses for the amendment that are used to create trip productions and 
attractions in the traffic forecasting model. As a result, capacity needs of developments in 
the expanded Urban Service Area are not at this time, planned for as cost feasible in the 
2045 LRTP, the Transportation Improvement Program (TIP), nor are they priori�zed on the 
Annual List of Priority Projects (LOPP). 

  

Only one capacity improvement (not funded for construction) needed to serve growth in 
the recently expanded urban service area is contained in the County’s Fiscal Year (FY) 2024 
Budget, including the Capital Improvement Plan for Fiscal Years 2024 through 2028, with a 
funding shortfall of 81.1 million dollars for Glades Cut-Off Road from Range Line Road to 
Selvitz Road (see below). 

  



 

  

The Department is concerned about the ability of the I-95 (SR-9) corridor to accommodate 
future traffic growth. The corridor is currently a six-lane interstate facility, and it is planned 
to be widened to be an eight-lane facility in accordance with the FDOT Strategic Intermodal 
System (SIS) 2045 Cost Feasible Plan and the TPO’s 2045 Cost Feasible LRTP. The 2045 
projected background AADT growth on I-95 south of Okeechobee Road is 123,050, which 
represents approximately 75% of the capacity of the roadway, based on the Department’s 
“D” level of service volume target. Longer distance traffic generated from proposed 
developments related to this review have the cumulative potential to impact I-95 and many 
other corridors of statewide and regional importance by 2045. 

  

Recommendations for Technical Assistance Comment #1 

  

1. The County can address this comment by demonstrating how it will meet the 
identified needs of the projected transportation system and advance the purpose of 
the Transportation Element and the other elements of the comprehensive plan, 
consistent with 163.3177(6)(b)1.e, F.S. This can be accomplished through 
intergovernmental coordination with the TPO, the City of Port St. Lucie, and FDOT 
involving a comprehensive study of future growth potential in the recently expanded 
urban service area. It is understood that such a study is currently in progress.  It is 
recommended that current and future amendments within the expanded Urban 
Service Area incorporate the results of the study for decision-makers to consider 
prior to pending amendment adoptions and future amendment transmittals.  

  



2. The County could periodically monitor the SIS 2035-2050 Long Range Cost Feasible 
Plan (https://fdotwww.blob.core.windows.net/sitefinity/docs/default-
source/planning/systems/programs/mspi/pdf/sis_cfp_2035-
2050_pdc.pdf?sfvrsn=907d4836_1) to assist the Department in ensuring that 
priorities and future plans for SIS roadways (I-95, Florida Turnpike, and State Road 
70) are accounting for the transportation needs resulting from the County’s future 
land use changes. 

  

Technical Assistance Comment #2 

  

Changes to other elements of the comprehensive plan to achieve consistency with the 
future land use change are not included with the transmittal package. Per Sec�on 
163.3177(2), F.S., the several elements of the comprehensive plan shall be consistent. 
Where data is relevant to several elements, consistent data shall be used and each map 
depicting future conditions must reflect the principles, guidelines, and standards within all 
elements. 

  

For example, Table 6 on page 21 of the County staff report indicates that Range Line Road 
from Crosstown Parkway to Glades Cut-Off Road will have a volume to capacity ratio (v/c) 
of 2.65, indicating that the projected volume is more than double the two-lane 
capacity. The projected volume appears to exceed even a six-lane capacity.  This 
forecasted need renders the amendment internally inconsistent with the Transportation 
Element Map TRN-2 as shown on page 18 of the County’s amendment staff report, since 
this map only anticipates a need for four lanes on Range Line Road.  Glades Cut-off Road 
from Range Line Road to Reserve Boulevard may also need to be six lanes rather than four. 

  

Recommendation for Technical Assistance Comment #2 

  

The County should consider amendments to the Transportation and Capital Improvements 
Elements of the Comprehensive Plan as part of the adopted amendment consistent with 
Florida Statutes 163.3177(3)(a), to account for the future transportation facility network 
and services and costs needed to serve the proposed land uses at the adopted level of 
service standards. This may include at a minimum, but not be limited to, identifying 
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mitigation (infrastructure improvements) needed to resolve level of service deficiencies, 
revising Map TRN-2 and other appropriate components of the Comprehensive Plan Map 
Series, Transportation Element, and Capital Improvements Element. 

  

Technical Assistance Comment #3 

  

The proposed amendment does not appear to be consistent with Florida Statutes 
163.3180(5)(d) and County Policies 1.1.2.2 and 1.1.6.3,  which indicates that transportation 
facilities shall be in place and available to serve new development no later than the 
issuance of the certificate of occupancy or its functional equivalent such that there is no 
reduction in the LOS for these facilities and services.  Sub-area Policy #16 and elsewhere in 
the amendment indicates that the County will be relying on developer funded 
improvements to address level of service deficiencies.  This mechanism contributes to, but 
does not ensure, that needed transportation infrastructure will be in place prior to or 
concurrent with the impacts of development.  Since developments are primarily only 
responsible for impact fees and a proportion of the costs associated with facilities they 
impact, the County could become burdened with unfunded costs that are not being 
accounted for and that may impact the implementation timing of needed infrastructure. 

  

Recommendation for Technical Assistance Comment #3 

  

The Department recommends the County consider amending the Transportation and 
Capital Improvements Elements as part of  the adoption of the amendment to incorporate 
the relevant long-term transportation facilities and service needs (funded and unfunded) 
necessary to support the land use decisions in the expanded Urban Service Area.  This 
recommendation supports the requirements contained in Florida Statute 163.3177(3)(a).   

  

  

We appreciate the opportunity to review the proposed amendments. As a reminder, should 
the amendments be adopted, we kindly request that an electronic copy of the adopted 
amendments, along with the supporting data and analysis, be transmitted within ten (10) 
working days after the second public hearing to d4-planningreviews@dot.state.fl.us. 

mailto:d4-planningreviews@dot.state.fl.us


  

Please don’t hesitate to contact me if you have any questions or need assistance with any 
of the recommendations. We appreciate hearing from the County prior to adoption 
regarding the status of our comments. 

  

  

 

  

Together.our.actions.have.the.power.to.save.lives* 
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From: Hymowitz, Larry
To: Irene Szedlmayer; Memering, Alex
Cc: bentonk; Leo Giangrande; Walia, Kent; Thuha Nguyen; Wong, Chon
Subject: RE: Rainbow Groves Traffic Impact Analysis (FLUMA-2209-000016) SLC 23-01DRI
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FDOT staff has completed its review of the revised Traffic Impact Analysis (TIA) for
Rainbow Groves Land Use Amendment (dated September 3, 2024) and offers the
following follow-up comments, keeping the same numbering scheme as the previous
submittal.

 

Comment 1. Total trip distributions from the site: With the latest changes, the
distributions north of project add up to 63% (17.5%+35%+8%+2.5%), resulting in total
project’s distributions of 103%. Please revise. In addition, analysis tables have not been
revised to reflect the distributions.

 
Comment 2b. Project assignments: The errors for the segments noted in the previous 2b
comment iteration have been addressed. Although some minor errors are in place, they
do not impact the analysis results.

 
Comment 2d. 2045 volume adjustments: For the segments that show adjustments, the
“Total PH (dir) Background Trips” are calculated incorrectly. Also, note that there are
several segments that have “2023 PM Existing PH (dir)” volumes higher than “2045 PH
(dir) Background”, which need to be adjusted. They are:

Segment 15 (California Blvd from St. Lucie West Blvd to Heatherwood Blvd)

Segment 17 (Carlton Rd from Okeechobee Rd to Glades Cut-off Rd)

Segment 20 (Commerce Center Dr from St. Lucie West Blvd to Glades Cut-off Rd)

Segment 22 (Crosstown Pkwy from California Blvd to Bayshore Blvd)

Segment 28 (Edwards Rd from Selvitz Rd to 25th St)

Segment 34 (Gatlin Blvd from I-95 to Rosser Blvd)

Segment 38 (Glades Cut-off Rd from Commerce Center Dr to Reserve Blvd)

Segment 40 (Glades Cut-off Rd from Carlton Rd to Range line Rd)

Segment 54 (Martin Hwy from High Meadows Ave to Mapp Rd)
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Segment 61 (Midway Rd from Oleander Ave to US-1)

Segment 67 (Midway Rd from Glades Cut-off Road to E Torino Pkwy)

Segment 68 (Midway Rd from W of Selvitz Rd to Selvitz Rd)

Segment 75 (Okeechobee Rd from Bluefield Rd to Carlton Rd)

Segment 79 (Oleander Ave from Midway Rd to Kitterman Rd)

Segment 87 (Selvitz Rd from Glades Cut-off Rd to Edward Rd)

Segment 109 (Community Blvd from Tradition Pkwy to Discovery Wy)
 
Comment 2e. Service volume capacity: The previously mentioned segments have been
corrected. Please correct the service volume threshold for Florida’s Turnpike to be 4,070
(peak hour peak direction LOS D in an urban area for a 4-lane limited access facility).
This is based on the area-type information received from the Florida Turnpike Enterprise,
and the threshold from FDOT’s 2023 Multimodal Quality Level of Service Handbook.   
 
Comment 3. Color coding in the maps and tables: The County should ensure that the
applicant makes the necessary corrections once all errors are corrected.
 
Comment 5. The 2045 daily analysis: There are several errors in the table that need to be
corrected. Some examples are below:

The “Lanes Planned + Committed” is incorrect; all I-95 segments should be 6-
ln to 8-ln as noted in PDF page 8.
The service volume thresholds for segments of I-95 and Florida’s Turnpike
should be 163,400 and 82,200, respectively (based on FDOT’s 2023 Multimodal
Quality Level of Service Handbook’s LOS D threshold for 8-lane and 4-lane
limited access facilities in an urban area).
The “2045 Adjusted Daily Project + Background PM Build-out” column should
be “2045 Adjusted Daily Project + Background Daily Build-out”, and its data
should be corrected.

 
The Department requests that the final TIA be provided to the Department upon final
acceptance by the County.  Review and commenting should be complete from the
Department’s perspective upon recommended corrections being performed.  The
Department would appreciate additional review opportunities should there be any future
changes to the proposed intensity of the development. 
 
Thank you for the opportunity to review.
 
 



 
Together our actions have the power to save lives!

     
 
From: Irene Szedlmayer <szedlmayeri@stlucieco.org> 
Sent: Wednesday, September 11, 2024 2:18 PM
To: Hymowitz, Larry <Larry.Hymowitz@dot.state.fl.us>
Cc: Kori Benton <bentonk@stlucieco.org>; Mike McCarty <mike@mccartylandplanning.com>
Subject: Rainbow Groves Traffic Impact Analysis (FLUMA-2209-000016) SLC 23-01DRI

 

EXTERNAL SENDER: Use caution with links and attachments.

 
Good afternoon, Larry:
 
Giangrande Engineering and Planning forwarded the most recent Traffic Impact Analysis
for the Rainbow Groves Future Land Use Map amendment on September 3, 2024.  The
adoption public hearing is scheduled for October 1, 2024 before the Board of County
Commissioners.
 
Is FDOT intending to submit any additional comments on the latest TIA?  If yes, can you
estimate when we might receive them?
 
Thank you!
 
Irene A. Szedlmayer, AICP| Senior Planner| Planning and Development Services
Ph: 772-462-1562 | 2300 Virginia Ave. Fort Pierce 34982
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From: Leo Giangrande <leo@gep-llc.com> 
Sent: Tuesday, September 3, 2024 1:36 PM
To: Hymowitz, Larry <Larry.Hymowitz@dot.state.fl.us>
Cc: Benjamin Balcer <BalcerB@stlucieco.org>; Walia, Kent <Kent.Walia@dot.state.fl.us>; Thuha
Nguyen <thuha.nguyen@viaplanning.com>; Mayte Santamaria <santamariam@stlucieco.org>;
Daniel Zrallack <ZrallackD@stlucieco.org>; Mike McCarty <mike@mccartylandplanning.com>; Kori
Benton <bentonk@stlucieco.org>; Patrick Dayan <DayanP@stlucieco.org>; Memering, Alex
<Alex.Memering@kimley-horn.com>
Subject: RE: Rainbow Groves Traffic Impact Analysis - Follow-up Comments

 
SECURITY WARNING: This email originated from outside the County systems. Please show
caution when clicking links or opening attachments unless you recognize the sender and
know the content is safe.

 
Good afternoon team
 
https://gep-llc.sharefile.com/d-sbd6d5511c20946d5a4932eaebf2962bd
 
I hope everyone is well.  I want to thank the continued help with DOT.  The Friday afternoon
clarifications were extremely helpful.  We went through each segment and altered many of the
lane conditions as well as service capacity volumes for consistency.  I believe we addressed
everyone’s concerns hopefully
 
I’m always available for any questions.  We appreciate everyone’s time and input
 
Leo Giangrande, PE 
Principal

Giangrande Engineering & Planning
(O) 772-888-9076
(C) 703-999-8972
710 SE Ocean Blvd, Stuart, FL 34994
www.gep-llc.com
 
From: Hymowitz, Larry <Larry.Hymowitz@dot.state.fl.us> 
Sent: Tuesday, August 20, 2024 8:42 AM
To: Leo Giangrande <leo@gep-llc.com>
Cc: Benjamin Balcer <BalcerB@stlucieco.org>; Walia, Kent <Kent.Walia@dot.state.fl.us>; Thuha
Nguyen <thuha.nguyen@viaplanning.com>; Mayte Santamaria <santamariam@stlucieco.org>;
Daniel Zrallack <ZrallackD@stlucieco.org>; Mike McCarty <mike@mccartylandplanning.com>; Kori
Benton <bentonk@stlucieco.org>; Dayan, Patrick <DayanP@stlucieco.org>; Memering, Alex
<Alex.Memering@kimley-horn.com>
Subject: RE: Rainbow Groves Traffic Impact Analysis - Follow-up Comments
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Please see the following comments as a follow-up to the meeting on August 19, 2024. 
As mentioned in the meeting, please let us know if there are any questions.
 
FDOT staff has completed its review of the revised Traffic Impact Analysis for Rainbow
Groves Land Use Amendment (dated July 19, 2024) and offers the following follow-up and
new comments:

1. Initial Comment (July 11, 2024): The trip distributions seem reasonable, as they are
generally closer to the preliminary model outputs. One revision is needed. The 60% for
the segment immediately north of the site seems to be less than that total percentages
distributed from there (18.5% to Crosstown Parkway + 35% to Glades Cut-off Road +
8% to Range Line Road + 2.5% to Glades Cut-off Road = 64%). Please revise.

Response (July 19, 2024): Trip distribution tables have been updated thought
the report to reflect the 64% distribution north of the site.

 
FDOT follow-up Comment: Comment not adequately addressed. With the 64%
distribution to the north results the total project’s distributions of 104%. Please revise.

2)     Initial Comment: There are several errors in the tables on PDF pages 18 to 21. They
are:

a.      Lane Configuration: One example is on PDF page 18, segment 26 (East Torino
Parkway from Cashmere Boulevard to Torino Parkway) which should be a 2-
lane roadway.
 

Response: Item has been revised.
 
FDOT follow-up Comment: Comment addressed.

b.     Project Assign: One example is on PDF page 18, segment 44 (I-95 from
Okeechobee Rd to Midway Rd) which should be 10%.
 

Response: Item has been revised. All distributions have been updated as well.
 
FDOT follow-up Comment: Comment partially addressed. Please note that the segment
noted in the comment is just one example. There are many other segments for which
“project assign” is inconsistent with the maps. Some errors are noted below; please
double check all tables

PDF page 19:
Segment 32 (Florida’s Turnpike from Okeechobee Rd to Indian River County line)
should be 5%
Segment 35 (Florida’s Turnpike from Martin County line to Becker Rd) should be
6%
Segment 47 (I-95 from St. Lucie West Blvd to Midway Road) should be 5%
Segment 70 (Midway Rd from W of Selvitz to Selvitz Rd) should be 16%
Segment 71 (Midway Rd from Selvitz Rd to Christianson Rd) should be 16%
Segment 74 (Okeechobee Rd from Shinn Rd to Florida’s Turnpike) should be 8%

 
PDF page 21: Segment 69 (Okeechobee Rd from Florida’s Turnpike to Kings Hwy) should
be 12%



c.      Project Trips: One example is on PDF page 18, segment 1 (25th Street NB
from Midway Rd to Bell Ave) should be 84 (2.5% of 3,377) and not 79.

 
Response: Item has been revised.

FDOT follow-up Comment: Comment addressed.

d.     2045 Volume Adjustment: One example is on PDF page 20, segment 9 (Becker
Rd from Athena Dr to Florida’s Turnpike), the 2045 TCRPM volume is 16%
higher than the 2023 volume. One suggestion is to calculate the 2045 peak hour
peak direction by applying this percentage to the 2023 peak hour peak direction
volume to get 1,485.  The project trips can then be added to this number to
determine the 2045 total peak hour peak direction volume.

 
Response: Item has been revised.

 
FDOT follow-up Comment: Comment not addressed. The adjustment should be made prior
to adding the trips from Oak Ridge and Rainbow Groves developments.

e.      Service Volume Capacity: One example is on PDF page 20, segment 13
(Becker Rd from    I-95 to Range Line Rd).

 
Response: Item has been revised. All service volumes have been updated as

well.
 
FDOT follow-up Comment: Comment partially addressed. Please note that the above
segment is one example. Please check and verify all segments. Some examples include in
PDF page 21:

Segment 38 (Glades Cut Off Rd from Commerce Center Dr to Reserve Blvd)
Segment 39 (Glades Cut Off Rd from Reserve Blvd to Range Line Rd)
Segment 77 (Port St. Lucie Blvd from Becker Rd to Paar Dr)
Segment 96 (Range line Rd from Galdes Cut Off Rd to Midway Rd)
Segment 98 (Tradition Pkwy from Village Pkwy to Range Line Rd)

 
3)     Initial Comment: Once all the updates are made, please recheck and update the color

coding in the maps and tables accordingly.
 

Response: All tables and exhibits have been updated.
 
FDOT follow-up Comment: Comment not fully addressed. Please make the appropriate
changes as the tables and maps still have some incorrect information.

4)     Initial Comment: Please correct Rainbow Groves Project Trips “AADT” in Table 8 of
PDF page 22.

 
Response: All AADT updated.

 
FDOT follow-up Comment: Comment addressed.

5)     Initial Comment : Please include the 2045 Daily analysis.
 

Response: Weekday
 



FDOT Follow-up Comment: Comment not addressed. Please include the 2045 Daily
analysis as agreed during the methodology correspondence dated November 28, 2023.

6)       New Comment: Please include analysis for I-95 and Florida’s Turnpike segments in
PDF page 21, as it is missing.

 
 
Thank you.
 
 

 
Together our actions have the power to save lives!

     
 
-----Original Appointment-----
From: Kori Benton <bentonk@stlucieco.org> 
Sent: Tuesday, August 13, 2024 4:06 PM
To: Kori Benton; Dayan, Patrick; Memering, Alex; Leo Giangrande; Mike McCarty; Hymowitz, Larry
Cc: Benjamin Balcer; Walia, Kent; Thuha Nguyen; Mayte Santamaria; Daniel Zrallack
Subject: Rainbow Groves Traffic Impact Analysis - Updated Review Discussion 
When: Monday, August 19, 2024 3:00 PM-3:45 PM (UTC-05:00) Eastern Time (US & Canada).
Where: Microsoft Teams Meeting

 
https://gep-llc.sharefile.com/public/share/web-s79ccbf1c12eb4b3da590b70040e1f594

 
________________________________________________________________________________

Microsoft Teams Need help?

Join the meeting now
Meeting ID: 247 593 420 316
Passcode: YGTxjj

https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Furldefense.proofpoint.com%2Fv2%2Furl%3Fu%3Dhttps-3A__www.fdot.gov_agencyresources_target-2Dzero_%26d%3DDwMFAg%26c%3DeuGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM%26r%3D0rm7VpSIrgQsqYisVLx8Qw%26m%3DUtRklcCr6vkbPSJ9TCeYiVAELjA0-fTj6ddai6BDFPJKI3u-z46LOmaOuf9rVyj_%26s%3DTxiASYZ948HUf-FDh4MExmDigcjBsyI7QMGoI6d6CpQ%26e%3D&data=05%7C02%7CLarry.Hymowitz%40dot.state.fl.us%7C641051e145a042e4ccaf08dcd28e2342%7Cdb21de5dbc9c420c8f3f8f08f85b5ada%7C0%7C0%7C638616755154591344%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=y%2FrpwUxZVpeX996RbZqbBb3OTdoUViUWrdP4I%2F91geI%3D&reserved=0
mailto:bentonk@stlucieco.org
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Furldefense.proofpoint.com%2Fv2%2Furl%3Fu%3Dhttps-3A__gep-2Dllc.sharefile.com_public_share_web-2Ds79ccbf1c12eb4b3da590b70040e1f594%26d%3DDwMFAg%26c%3DeuGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM%26r%3D0rm7VpSIrgQsqYisVLx8Qw%26m%3DUtRklcCr6vkbPSJ9TCeYiVAELjA0-fTj6ddai6BDFPJKI3u-z46LOmaOuf9rVyj_%26s%3D3X0lF2zuhS_jdtu7o7EgJ4lhiNrC6inc9ORSddBK7RE%26e%3D&data=05%7C02%7CLarry.Hymowitz%40dot.state.fl.us%7C641051e145a042e4ccaf08dcd28e2342%7Cdb21de5dbc9c420c8f3f8f08f85b5ada%7C0%7C0%7C638616755154602424%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=HLDEum9xdRPXK8Lgm%2FpRCj7cspwk%2B%2FIqVDI4QMPUQOk%3D&reserved=0
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Furldefense.proofpoint.com%2Fv2%2Furl%3Fu%3Dhttps-3A__aka.ms_JoinTeamsMeeting-3Fomkt-3Den-2DUS%26d%3DDwMFAg%26c%3DeuGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM%26r%3D0rm7VpSIrgQsqYisVLx8Qw%26m%3DUtRklcCr6vkbPSJ9TCeYiVAELjA0-fTj6ddai6BDFPJKI3u-z46LOmaOuf9rVyj_%26s%3D6vPE5IQDQNaVo0ca1BdO92aoT5c7WNJYbQZRbjpzstw%26e%3D&data=05%7C02%7CLarry.Hymowitz%40dot.state.fl.us%7C641051e145a042e4ccaf08dcd28e2342%7Cdb21de5dbc9c420c8f3f8f08f85b5ada%7C0%7C0%7C638616755154611138%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=bOE4HR9VYXFZHBIMqX4ciRzM%2BzPfZMR4B47kMEo75V4%3D&reserved=0
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Furldefense.proofpoint.com%2Fv2%2Furl%3Fu%3Dhttps-3A__teams.microsoft.com_l_meetup-2Djoin_19-253ameeting-5FNjU4ZmUwOWMtMTY2NC00ZGQyLWEwODMtZTRmZjM2MTcyZTdl-2540thread.v2_0-3Fcontext-3D-257b-2522Tid-2522-253a-25223f89972e-2D7d63-2D4f57-2D8dec-2Dd4adb59564c0-2522-252c-2522Oid-2522-253a-2522068a2ce2-2Dd587-2D4882-2D9b0d-2D3ba01a836747-2522-257d%26d%3DDwMFAg%26c%3DeuGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM%26r%3D0rm7VpSIrgQsqYisVLx8Qw%26m%3DUtRklcCr6vkbPSJ9TCeYiVAELjA0-fTj6ddai6BDFPJKI3u-z46LOmaOuf9rVyj_%26s%3Dc6kDCi2NMD9cz6B97rf8SsGoWcT7_rkC_ZwQJ0EXP3U%26e%3D&data=05%7C02%7CLarry.Hymowitz%40dot.state.fl.us%7C641051e145a042e4ccaf08dcd28e2342%7Cdb21de5dbc9c420c8f3f8f08f85b5ada%7C0%7C0%7C638616755154619324%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=nivgz7FgH17k8z24vMk%2FwdsX88Rh2JU%2Br1d7kg7Yi9w%3D&reserved=0


Dial in by phone
+1 772-448-3906,,204719273# United States, Port St Lucie
Find a local number
Phone conference ID: 204 719 273#

For organizers: Meeting options | Reset dial-in PIN
________________________________________________________________________________

 
 

Please Note: Florida has very broad public records laws. Most written communications to or from County officials regarding County
business are public records available to the public and media upon request. It is the policy of St. Lucie County that all County records
shall be open for personal inspection, examination and / or copying. Your e-mail communications will be subject to public disclosure
unless an exemption applies to the communication. If you received this email in error, please notify the sender by reply e-mail and delete
all materials from all computers.
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https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Furldefense.proofpoint.com%2Fv2%2Furl%3Fu%3Dhttps-3A__teams.microsoft.com_meetingOptions_-3ForganizerId-3D068a2ce2-2Dd587-2D4882-2D9b0d-2D3ba01a836747-26tenantId-3D3f89972e-2D7d63-2D4f57-2D8dec-2Dd4adb59564c0-26threadId-3D19-5Fmeeting-5FNjU4ZmUwOWMtMTY2NC00ZGQyLWEwODMtZTRmZjM2MTcyZTdl-40thread.v2-26messageId-3D0-26language-3Den-2DUS%26d%3DDwMFAg%26c%3DeuGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM%26r%3D0rm7VpSIrgQsqYisVLx8Qw%26m%3DUtRklcCr6vkbPSJ9TCeYiVAELjA0-fTj6ddai6BDFPJKI3u-z46LOmaOuf9rVyj_%26s%3DabntJYLH4dYJp4eBPBdHveIJzmzC1GG4uyEygSv5L8c%26e%3D&data=05%7C02%7CLarry.Hymowitz%40dot.state.fl.us%7C641051e145a042e4ccaf08dcd28e2342%7Cdb21de5dbc9c420c8f3f8f08f85b5ada%7C0%7C0%7C638616755154633712%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=lt0ypcPtbiLT8iE4A0uihcSfnISrtPe0Cv9kaO3YEqs%3D&reserved=0
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MEMORANDUM  
 

Date: January 7, 2024 Project #: 29311.001 
To: Diana Spriggs, P.E. 
 Regulatory Division Director 
 City of Port St. Lucie Public Works Dept. 

 

121 SW Port St. Lucie Blvd, Building B 
Port St. Lucie, FL 34984 

From: Kok Wan Mah, P.E. 
Project: Rainbow Groves FLU TIA  
Subject: FLU TIA Technical Review 

 

A Future Land Use Traffic Impact Analysis study was revised and resubmitted to support the Future 
Land Use Amendment for the proposed Rainbow Groves project. The site is approximately 245.27 
acres located on the west side of Range Line Road and east of McCarty Ranch Preserve, 
approximately 1 mile south of Glades Cut-Off Road in St. Lucie County. Parcel IDs for the property 
include the following: 

• 4212-111-0001-000-1 +/- 205.25 acres 
• 4212-113-0001-000-7 +/- 15.02 acres 
• 4212-123-0001-000-8 +/- 25.00 acres 

 
The petition requests to change the Future Land Use designation from AG-5 (Agricultural-5) to MXD 
(Mixed Use Development) with associated Specific Use Areas for Heavy Industrial, Light Industrial, 
and Light Industrial/Commercial Land Uses, to be developed pursuant to a Planned Non-Residential 
Development (PNRD). A breakdown by use is provided in the TIA and shown below: 

• Heavy Industrial (150.67 ac.; 3,281.6 KSF) 
• Light industrial (48.57 ac.; 1,558.8 KSF) 
• Light Industrial / General Commercial (46.00 ac.; 500.9 KSF) 

 
The proposed development will potentially generate up to 41,717 daily trip ends, 5,482 AM peak-
hour trips (3,941 in and 1,541 out), and 5,921 PM peak-hour trips (2,351 in and 3,570 out). 
 
Kittelson & Associates, Inc. (KAI) has reviewed the revised FLU TIA prepared by Giangrande 
Engineering & Planning that is dated January 2024. One major change in the revised traffic study is 
the removal of the intersection analysis and cost estimates. As stated by GEP, “since these items are 
not required per Florida Statutes Sec 163.3177 to be included as part of the FLU amendment process.” 
The original review comments are as follows with Applicant response in italics, and sufficiency 
comment in bold. The original comments are highlighted to indicate sufficient response by the 
Applicant, minor comments that are not likely to change the results and conclusions of the study, and 
major comments that need to be addressed prior to any recommendation for approval. New 
comments based on changes made to the study are included after the original comments and 
responses.  
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Kittelson & Associates, Inc.  Orlando, Florida 

1. General – If intersection analyses are required for this study, please include figures showing 
existing, future background (with any vested trips), and future total turning movement volumes. 
Also include tables that summarize the measures of effectiveness for overall and each approach. 
RESPONSE: The Rainbow Groves Future Land Use (FLU) Application to Saint Lucie County is only for 
a Land Use Amendment therefore the intersection study will be removed from the Revised Traffic 
Impact Analysis. 
Sufficiency Comment: The revised study does not include intersection analyses. Intersection 
analyses are not required for Future Land Use Amendment applications. A future traffic study 
will be expected as part of the concurrency and site plan approval process that will include 
intersection analyses. This has been addressed sufficiently. No further comment. 

2. Executive Summary – Is this study conducted to support FLU or concurrency? If FLU amendment 
is being sought, the cost estimates provided are premature as the detailed improvements needs 
would be identified during concurrency. 
RESPONSE: The Rainbow Groves Future Land Use (FLU) Application to Saint Lucie County is only for 
a Land Use Amendment therefore the cost estimates will be removed from the Revised Traffic 
Impact Analysis. 
Sufficiency Comment: The revised study does not include cost analyses, which are not required 
for Future Land Use Amendment applications. A future traffic study will be expected as part of 
the concurrency and site plan approval process that will include prop share and cost estimates. 
However, the host jurisdiction may still request the Applicant to provide for a means to address 
impacts which are inconsistent with the Comprehensive Plan. No further comment. 

3. Page 2 – The GFA using 50% coverage was verified to be consistent with Policy 1.1.1.1 of the St. 
Lucie County Comprehensive Plan Future Land Use Element. 
RESPONSE: Acknowledged. Thank you. 
Sufficiency Comment: No further comment. 

4. Page 2 – The study notes that the most intense ITE Land Use Codes were utilized for the analysis. 
This is true if the land use type is proposed for each area, but MXD does not limit the land uses to 
the ones shown unless this is being submitted concurrently with a PUD zoning or with specific 
policy changes to limit the land uses permitted. 
RESPONSE: The project has an approved transmittal which specifies the land uses as we have 
presented in the report. The Zoning MXD Specific Use Area that was approved by the St Lucie 
County Board of County Commissioner BOCC Development Review Committee DRC on 6/9/23. The 
land use shown is the most intense approved land use. Please refer to the attached St Lucie County 
Transmittal for reference. 
Sufficiency Comment: The transmittal included in the Appendix of the revised study is 
consistent with the response to this comment and therefore, the traffic study provides an 
analysis of the highest and best use. No further comment. 

5. Table 1 – The trip generation used for each of the land uses is conservatively high since it is based 
on the AM and PM peak-hour of the use rather than the AM and PM peak-hour of the adjacent 
road as is conventionally done with most TIAs. Therefore, the AM trips are overestimated by 
approximately 44% and the PM trips are overestimated by approximately 13%. This results in 
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more impacts than may be expected from the development. 
RESPONSE: The ITE Trip Generation Codes are updated to use the AM and PM Peak Hour of 
Adjacent Street. The revised trip gen numbers are presented in the revised TIA report. 
Sufficiency Comment: Table 2 in the revised study has been updated to reflect the trip 
generation of the site for the peak-hour of the adjacent street traffic, which follows the 
conventional analysis period. The trip generation includes 55,355 net daily trips, 3,822 net AM 
peak-hour trips (2,898 in and 924 out), and 6,476 net PM peak-hour trips (2,455 in and 4,021 
out). Trip generation was verified. No further comment. 

6. Page 3 – The study only considers the worst-case scenario for analysis. Worst case should 
consider both inbound and outbound since the peak-direction of the project traffic may not 
coincide with the peak-direction of the traffic on the roadway segment. It is requested that the 
PM peak-hour for inbound and outbound be analyzed to account for impacts that may occur for 
the peak-direction of the background volume, especially given that the project trips will generally 
be heading in the opposite direction of the peak-hour peak-direction of background traffic as 
stated in the study on page 4. 
RESPONSE: Acknowledged. The PM inbound and outbound will be analyzed in the revised TIA. 
Sufficiency Comment: Both AM and PM analyses were included with the revised study. Please 
see new comment #2. 

7. Page 3 – For background growth, the study states that “The historical growth rates for the 10-year 
are divided by 2 in order to compensate for discrepancies in the data such as gaps, spikes and dips 
in traffic trends over the longer period of time.” Please elaborate on dividing the growth by 2. 
Does this mean that if historical growth rate shows 4%, the analysis assumed 2% for the 10-year 
analysis? When using more data points (10-year vs 5-year trend), the "gaps, spikes, and dips in 
traffic trends" will play less of a factor. Dividing the growth rate by 2 is not a conventional means 
for accounting for future background growth. This is inconsistent with the methodology and 
should have been discussed during the methodology phase. 
RESPONSE: Acknowledged. Historical growth rates for the horizon 20-year will reference modeling 
output data in the revised TIA. The 5-year analysis will continue to reference the St Lucie Traffic 
Data Online. The “interim” 10-year analysis not being required as part of the FLU and will be 
removed from the revised TIA. 
Sufficiency Comment: Background growth has been revised to use historical growth rates for 
the 2028 analysis (with a minimum of 2.5% annual growth) and model growth rates for the 
2045 analysis. In general, this is an acceptable practice. However, many of the analysis 
segments show a lower background volume in 2045 compared to 2028. As rapid growth 
continues in this area, the decrease in background traffic doesn’t make sense. For example, the 
2028 segment analysis shows a background volume of 2,450 for Crosstown Parkway from 
California Blvd to I-95. In 2045, the background volume is 2,294. Becker Road volumes decrease 
from 2,489 (2028) to 2,212 (2045). These are two segments where the 2045 v/c is over 0.80. 
Therefore, any modest growth from the 2028 volumes may show deficiencies. Please provide 
an explanation for the volume decreases in the 2045 future analysis. If additional network is 
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provided which provides relief to existing facilities, then a corridor evaluation should be 
provided to show the overall growth in each corridor. 

8. Page 4 – Please provide additional explanation of how the truck trips were derived. Include any 
supporting pages in the Appendix. 
RESPONSE: The truck trips derive from the ITE Trip Gen. Background heavy truck percentages were 
obtained from the County Traffic Management Online Data. The ADT daily trips are distributed 
onto the County designated freight route. The truck trips will be checked and updated in the 
revised TIA. 
Sufficiency Comment: Truck trips have been revised. No further comment. 

9. Page 5 – If intersection analyses are required as part of the FLU amendment process, then please 
include Synchro/HCS reports for all analysis scenarios to verify the improvement needs. 
RESPONSE: The Rainbow Groves Future Land Use (FLU) Application to Saint Lucie County is only for 
a Land Use Amendment therefore the intersection study will be removed from the Revised Traffic 
Impact Analysis. 
Sufficiency Comment: The revised study does not include intersection analyses. Intersection 
analyses are not required for Future Land Use Amendment applications. A future traffic study 
will be expected as part of the concurrency and site plan approval process that will include 
intersection analyses. This has been addressed sufficiently. No further comment. 

10. The intersections analyzed are not consistent with the list of intersections in the methodology. 
Please explain. 
RESPONSE: Acknowledged. Since it is not required for FLU, the intersection analysis will be 
removed from the revised TIA. 
Sufficiency Comment: The revised study does not include intersection analyses. Intersection 
analyses are not required for Future Land Use Amendment applications. A future traffic study 
will be expected as part of the concurrency and site plan approval process that will include 
intersection analyses. This has been addressed sufficiently. No further comment. 

11. Page 5 - Intersection improvements include statements such as “6-lane signalized intersection”. 
Please clarify whether this means that both roads require a six lane approach.  
RESPONSE: Acknowledged. Since it is not required for FLU, the intersection analysis will be 
removed from the revised TIA. 
Sufficiency Comment: The revised study does not include intersection analyses. Intersection 
analyses are not required for Future Land Use Amendment applications. A future traffic study 
will be expected as part of the concurrency and site plan approval process that will include 
intersection analyses. This has been addressed sufficiently. No further comment. 

12. Page 6 - The cost estimates for intersections do not appear to include any geometric changes to 
the intersection. Please confirm. 
RESPONSE: The Rainbow Groves Future Land Use (FLU) Application to Saint Lucie County is only for 
a Land Use Amendment therefore the cost estimates will be removed from the Revised Traffic 
Impact Analysis. 
Sufficiency Comment: The revised study does not include cost analyses, which are not required 
for Future Land Use Amendment applications. A future traffic study will be expected as part of 
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the concurrency and site plan approval process that will include prop share and cost estimates. 
However, the host jurisdiction may still request the Applicant to provide for a means to address 
impacts which are inconsistent with the Comprehensive Plan. No further comment. 

13. Page 6 – The Conclusions section should be expanded to provide a narrative of the conclusions for 
each of the analysis scenarios. Identify the facilities that are deficient due to background vs with 
project. 
RESPONSE: Acknowledged. The conclusion will be updated to include the 5-year and 20-year 
results and list the deficiencies due to background as well as due to project results as requested 
with the revised TIA. 
Sufficiency Comment: The Conclusion section has been updated as requested. However, the 
first sentence in the conclusions reads, “Based on this traffic analysis, the proposed 
development is not anticipated to have detrimental adverse impacts to the surrounding 
roadway network based on build-out conditions with future committed improvements.” This is 
inaccurate since further down, the conclusions list all of the roadway segments which are 
adversely impacted by the project. This statement should be corrected. Moreover, while the 
report does include a statement to address the 20-year developer-funded improvements 
needed, the County should consider including those impacted segments within the 5-year 
analysis that result in adverse conditions due to the project. 

14. Page 7 – The study includes a statement about Proportionate Fair Share, but it’s confusing if the 
study is conducted to support FLU amendment or for concurrency. This should be made clear. 
RESPONSE: Acknowledged. The proportionate fair share is not required as part of the FLU 
amendment and will be removed from the revised TIA. 
Sufficiency Comment: The revised study does not include cost analyses, which are not required 
for Future Land Use Amendment applications. A future traffic study will be expected as part of 
the concurrency and site plan approval process that will include prop share and cost estimates. 
However, the host jurisdiction may still request the Applicant to provide for a means to address 
impacts which are inconsistent with the Comprehensive Plan. No further comment. 

15. Project distribution – The distribution used in the TIA is inconsistent with the distribution in the 
methodology. 
RESPONSE: Distribution provided will comply with the TPO Guidelines 2-mile radius or 5% 
significant impact. These results will be updated based upon the model results for the horizon 20-
year in the revised TIA. 
Sufficiency Comment: The project distribution cannot be verified. The Appendix of the study 
includes a TCRPM output, however, it is for a different project (Neil Farms Estates), which is a 
proposed residential development located north of Rainbow Groves. The difference in 
socioeconomic data would result in different distribution characteristics. Based on 
conversations with the Applicant team, it was this reviewer’s understanding that a model was 
going to be run for Rainbow Groves and used for this revised analysis. This does not appear to 
be the case. Moreover, the distribution that was included in the Appendix does not match the 
distribution shown and used in the analysis. Please provide the model output conducted for 
Rainbow Groves and utilize the output distribution for the segment analysis. 
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16. The following issues need to be addressed in the HCS Intersection Analyses –  
a. All-red times used are 0.0. 
b. Please provide source of the timings and phase splits. 
c. PHF used is 1.00. 
d. Some movements show permissive phasing for dual left turns. 
e. Please state how the lane group volumes were developed. They appear to be estimates 

even though there are traffic counts taken at one or more of the intersections. 
f. Please include truck percentages used for each lane group. 

RESPONSE: The Rainbow Groves Future Land Use (FLU) Application to Saint Lucie County is only for 
a Land Use Amendment therefore the intersection analysis will be redacted from the Revised 
Traffic Impact Analysis. 
Sufficiency Comment: The revised study does not include intersection analyses. Intersection 
analyses are not required for Future Land Use Amendment applications. A future traffic study 
will be expected as part of the concurrency and site plan approval process that will include 
intersection analyses. This has been addressed sufficiently. No further comment. 

New Comments 

1. Comment: All tables and figures should be labeled to make it easier to reference. The tables 
and figures on pages 7 through 14 do not include reference numbers. 

2. Comment: The tables on pages 8, 10, 12, and 14 all assume that the project traffic travels in 
the same direction of the background peak-hour peak-direction. However, this only affects 
two segments in the 2028 analysis and one segment in the 2045 analysis. The impact of this is 
that those segments have been identified as having deficiencies. When looking at the correct 
combination of project inbound/outbound coinciding with the peak-direction of background 
volumes, the deficiencies may or may not exist. Additionally, using the methodologies 
included in the revised traffic studies, the Applicant is identifying the worse of the two 
conditions for each analysis period. As long as the Applicant understands this and is 
agreement that the higher of the two total volumes (project+background) is used to 
determine any mitigation, the review agencies should not have issue with this. It is not the 
responsibility of the review agencies to determine which of each of the four scenarios 
provided is the correct volume to use for each segment. 

3. Comment: In the “Distribution & Assignment” section of the report states that the study area 
includes either a 2-mile radius or 5% significance impact. The roadway segment tables do not 
appear to include all segments where project significance is 5% or greater. Becker Road shows 
a significance of 14.1% (2028) to Savona Blvd, but does not include any segments further east. 
Similarly, Crosstown Parkway shows a significance of 19% (2045), but does not evaluate any 
segments further east. This would be more concerning for segments that are identified as 
deficient at the end of the study area, but do not include any segments beyond. Please 
include all segments where project traffic is significant or provide support for not including 
these segments. 
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Although significant progress has been made to the revised TIA dated January 2024, there are several 
items which still need to be addressed. The most significant of these are highlighted in red above. These 
comments should be discussed with City staff and if acceptable, transmitted to the County at the 
earliest opportunity for County consideration. Although the Applicant has requested that the 
application be placed on the February 6th BoCC agenda, it is strongly recommended that these 
comments be addressed sufficiently, and all review agencies (St. Lucie County, Port St. Lucie, FDOT, 
SLTPO) be granted sufficient time to provide their review and recommendation before any staff report 
be entered into the agenda packet with any recommendation for approval. 

We appreciate the opportunity to provide these comments to the City of Port St. Lucie. If you have any 
questions or concerns, please contact me at kmah@kittelson.com or 407.373.1127. 

mailto:kmah@kittelson.com
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