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Responding to a Rapidly Growing Population

MAY 21, 2025

The Fastest-Growing Places in the U.S. in 2025-2026
16. Port St. Lucie, Florida

Known for its peaceful demeanor and a low crime rate, this town encapsulates the life of leisure that many desire when they

H
move to Florida ... New businesses and entertainment venues are ready to keep locals busy if they want.

PORT ST. LUCIE

TCPalm.

DECEMBER 9, 2024

Will Port St. Lucie be as big as Miami? Here's
what to know about population, growth

Port St. Lucie's population boom reshapes city
planning and infrastructure
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A Look Backwards ...
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A Look Backwards ...
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The City’s Projected Population (early 2000s)
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PSL’s Historic Population Forecast (from the early 2000s)
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PSL’s Population Reality (through 2020)

CITY OF PORT ST. LUCIE POPULATION - ACTUAL
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PSL’s Population Reality (through 2025)

CITY OF PORT ST. LUCIE POPULATION - ACTUAL
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PSL’s Population Reality (through 2025)

CITY OF PORT ST. LUCIE POPULATION - ACTUAL
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PSL’s Current Population Forecast (through 2045)

CITY OF PORT ST. LUCIE POPULATION
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SOUTHWEST ANNEXATION AREA TRANSPORTATION ASSESSMENT

Project Approach

» Collect and analyze data regarding land use entitlements
(DRIs & other) and roadway obligations

» Consider area-wide traffic impacts (including western
St. Lucie County and northern Martin County)

» Integrate requirements of Comprehensive Plan,
Mobility Plan, and Engineering Standards

» Test various roadway network scenarios versus
projected traffic impacts

\"—',.—-._./

» Provide findings and recommendations PORT ST LUCIE
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Southwest Annexation Area DRIs: Entitlement History

Original Approvals (circa 2003 to 2006)

Name Acres Residential Retail / Office Industrial R&D R & Ofc | Hotel |Hospital| ALF
DUs Comm SF SF SF SF SF Rooms | Beds | Units
Verano 3,004 6,000 225,000 25,000 350
Tradition 2,515 6,945 675,512 1,295,567 300 200 300
Western Grove 1,941 4,062 365,904 250,906
Southern Grove 3,606 7,388 2,164,061 2,073,238 1,999,405 500
Riverland 3,845 11,700 892,688 1,361,250 1,361,250
Wilson Groves 2,499 7,700 765,000 222,000 1,361,250 1,361,250
TOTAL 17,410 43,795 5,088,165 3,866,711 4,721,905 02,722,500 1,150 200 300
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Name

Southwest Annexation Area DRIs: Entitlement Status

Current & Potential Approvals (through July 2025)

Retail /

ABTEE Comm SF

\/erano

848,500

Tradition

2,72 920,795

\Western Grove

1,94 200,000

Southern Grove

3,60 1,831,465

Riverland

3,84

892,688

Wilson Groves

765,000 1,

583,25(

St Lucie Milkmaid,
Inc. (proposed
annexation)

1,37 1,904,962

434,90C

TOTAL

16,49

7,363,410 4,
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205,87¢€

Hospital | ALF |Instituti
SF SF Rooms | Beds Units onal
300 50
150 300
1,201,557 1,051 300
1,361,250
434,900
1,201,557/1,361,250, 1,501 300 350( 434,900




Southwest Annexation Area DRIs: Entitlement Status

Current & Potential Approvals (through July 2025)

R&D
SF

Retail / Office
Comm SF SF

100,000 ' 300 50
y

R & Ofc | Hotel [Hospital| ALF |Instituti

Name F Rooms | Beds | Units | onal

848,500

920,795 627,82 300
200,000 50,000
1,831,465 1,409,90
892,688 k
Wilson Groves 765,000] 1,583,250 ‘
St Lucie Milkmaid,
Inc. (proposed 1,905,962 434,900 434,900
annexation)

TOTAL 1,361,250, 1,501 300 350 434,900

7,364,410, 4,205,876 1,201,557
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Additional Area-Wide Development: Northwest Annexation Area

Potential Development Entitlements

(approved or in review through July 2025)

Name Acres Residential |Retail / Comm| Office Industrial |[Institutional
DUs SF SF SF S.F.
Copper Creek 285 579 140,000
Panda (Midway Commerce Park) 74.13 200,000 400,000
Graves Brothers (Gouda) 303.5 1,314 175,000 65,340
Kenco Communities (Founders Crossing) 386 875 150,000 40,000 40,000
LTC Ranch DRI 2,455.02 4,000 725,000 1,508,500 1,960,200
Lulfs Groves 464.5 500 200,000 200,000 2,400,000 200,000
McCarty Road LLC 71.532 500
Midway 100 East, LLC 100 350 60,000
West Creek (Midway Dev East) 408.352 1,150 330,000 496,584
Orange Lakes Crossing 243.01 1,358 154,202 161,912
TOTAL| 4,791.04 10,047 2,134,202| 1,910,412 4,760,200 801,924
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Additional Area-Wide Development: Northwest Annexation Area

Potential Development Entitlements

(approved or in review through July 2025)

TOTAL

DRAFT, REV. 2/11/2026

4.8K

Name Acres Residential |Retail / Comm| Office Industrial |Institutional
DUs SF SF SF S.F.

Copper Creek 285 579 140,000
Panda (Midway Commerce Park) 400,000
Graves Brothers (Gouda) 65,340
Kenco Communities (Founders Crossing) 0,000 40,000
LTC Ranch DRI 8,500 1,960,200
Lulfs Groves 0,000 2,400,000 200,000
McCarty Road LLC 71,
Midway 100 East, LLC 100 60,000
West Creek (Midway Dev East) 408.352 330,000 496,584
Orange Lake 0SSiNg 43 .0 S 4.20 61,9

10K 2.1M| 1.9M 4.8M 800K




Additional Area-Wide Development: Outside the City Limits

Potential Development Entitlements (approved or in review through July 2025)

Name Acres Residential | Retail / Comm Office Industrial
DUs SF SF SF

Ag Tech (Sunrise Grove) 200,000, 1,000,000 5,000,000
Newfield MC 3,411 4,200 290,000 2,000,000
Neill Farms SLC 421.28 1,263
Rainbow Groves SLC 245.26 481,000 4,865,000
Oak Ridge Ranches SLC 3,229.27 8,600 650,000 50,000
Palermo Estates SLC 235.44 960
Legacy (proposed) SLC 333.53 1,000 50,000
Range Line Road Industrial (Proposed) 850,000

TOTAL 7,876 16,023 1,671,000 1,050,000 12,715,000
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Additional Area-Wide Development: Outside the City Limits

Potential Development Entitlements (approved or in review through July 2025)

Name Acres Residential | Retail / Comm Office Industrial
DUs SF SF SF
Ag Tech (Sunrise Grove) 200,000, 1,000,000 5,000,000
Newfield MC ,000 2,000,000

Neill Farms SLC

Rainbow Groves SLC 4,865,000

Oak Ridge Ranches SLC 50,000

Palermo Estates SLC

Legacy (proposed) SLC 333.53

Range Line Road Industrial (Proposed)
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SW ANNEXATION AREA
CURRENT ROADWAY STATUS
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HISTORY OF CITY COUNCIL ACTION

City Council/City Staff Workshop (February 22, 2023):

Three motions approved unanimously:

(1) ... “to notremove any roadways in the Annexation Agreement and that the Annexation Agreement
shall state that all east-west roads in the Agreement shall connect to Range Line Road.”

(2) ...*to bring forward a requirement for secondary entrances on residential subdivisions at certain
dwelling unit thresholds and develop a formal proposal to bring back for approval at a later date.”

(3) ...*to authorize the City Manger to take all reasonable steps to: (A) eliminate the trip
generation trigger option from existing ORI Development Orders for triggering 2-lane network
roadway improvements and require utilization of dwelling units for triggering 2-lane network
roadway improvements; and (B) require dwelling unit triggers for future MPUDs for
triggering 2-lane network roadway improvements and maintain existing DRI
Development Order requirements.”

\"—',.—-._./
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STUDY-RELATED PUBLIC ENGAGEMENT

Public Agency Outreach Meeting Developer Outreach Meeting
November 12, 2025 November 17, 2025
Participating Organizations Participating Developer Entities

Organization

Council
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City of Port St Lucie
Florida Department of Transportation
St. Lucie County

St. Lucie Transportation Planning

Treasure Coast Regional Planning

Akel Homes

GL Homes

Mattamy Homes

MacKenzie Engineering

Simmons & White

Traffic Mobility Consultants
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How to Measure
Traffic Performance

Level of Service

Level of Service (LOS) is used to
describe traffic flow on a scale

of “A” to “F” (with “A” as the best and
“F” as the worst).

LOS is measured as the ratio of
volume-to-capacity or v/c.

DRAFT, REV. 2/11/2026

Level of
Service

Flow Conditions

Technical Descriptions

Highest level of service. Traffic
flows freely with little or no
restrictions on maneuverability.

No Delays

SOURCE: udot.utah.gov

Traffic flow is unstable, with

Traffic flows freely, but drivers |
have slightly less freedom fo
maneuver.

No Delays

Density becomes noticeable
with ability to maneuver limited
by other vehicles.

Minimal Delays

‘Speed and ability to maneuver |

is severely restricted by
increasing density of vehicles.

C Wieceleie Deleys )

Unstable traffic flow. Speeds
vary greatly and are
unpredictable.

Considerable Delays

brief periods of movement
followed by forced stops.

Significant Delays



Flow Conditions Technical Descriptions

How to Measure
Traffic Performance

X .Highest level of service. Traffic |
= \
flows freely with little or no

g restrictions on maneuverability.
y = | N No Delays

— Traffic flows freely, but drivers |
° = =) have slightly less freedom fo
Level of Service

e maneuver.

No Delays

Density becomes noticeable
with ability to maneuver limited
by other vehicles.

Minimal Delays

Study Threshold:

Segments with
volume-to-capacity ratios

of 0.7 or greater

identified as at-risk or failing

is severely restricted by

=
g increasing density of vehicles.
=

C Wieceleie Deleys )

Unstable traffic flow. Speeds
vary greatly and are
unpredictable.

Considerable Delays

Traffic flow is unstable, with
brief periods of movement

=
TE followed by forced stops.
__ Significant Delays

NOTE: This study uses Average Annual
Daily Traffic (AADT), which is the most
conservative assumption for traffic
generation. Peak-hour conditions would

be expected to yield higher v/c ratios.
DRAFT, REV. 2/11/2026
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SW Annexation
Area Study

Traffic Study Scenarios

Scenario Hegener/Paar Drive Malf:eilcthaar:I;:vay MC_DeveIop-er-Proposed Road.
. from Range Line Road to _ (Potential Martin County Connection)
Community Boulevard et V/i/gg/]_e;garkway from Martin County to Becker Road
1 X X X
2 X X v
3 X v X
4 X v v
5 v X X
6 v X v
7 v v X
8 v v v
LEGEND
v = segment included in scenario
x = segment excluded from scenario
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SW Annexation
Area Study

Traffic Study Scenarios

Scenario
H#

Hegener/Paar Drive

from Range Line Road to
Community Boulevard

Marshall Parkway
Interchange

from Village Parkway

MC Developer-Proposed Road
(Potential Martin County Connection)

from Martin County to Becker Road

LEGEND

v =segment included in scenario
x = segment excluded from scenario
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SW Annexation
Area Study

Traffic Study Scenarios

Scenario
H#

With

Hegener/Paar Drive

from Range Line Road to
Community Boulevard

Marshall Parkway
Interchange

from Village Parkway
to I-95

MC Developer-Proposed Road
(Potential Martin County Connection)

from Martin County to Becker Road

Hegener/

Paar Drive

LEGEND

v =segment included in scenario
x = segment excluded from scenario
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SW Annexation
Area Study

Traffic Study Scenarios

Scenario

Hegener/Paar Drive

from Range Line Road to
Community Boulevard

Marshall Parkway
Interchange

from Village Parkway
to I-95

MC Developer-Proposed Road
(Potential Martin County Connection)

from Martin County to Becker Road

LEGEND

v =segment included in scenario
x = segment excluded from scenario
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SW Annexation
Area Study

Traffic Study Scenarios

Scenario
H#

Hegener/Paar Drive

from Range Line Road to
Community Boulevard

Marshall Parkway
Interchange

from Village Parkway
to I-95

MC Developer-Proposed Road
(Potential Martin County Connection)

from Martin County to Becker Road

Without

Marshall

Parkway
Interchange

LEGEND

v =segment included in scenario
x = segment excluded from scenario
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SW Annexation
Area Study

Traffic Study Scenarios

Scenario
H#

LEGEND

Hegener/Paar Drive

from Range Line Road to
Community Boulevard

v =segment included in scenario
x = segment excluded from scenario

Marshall Parkway
Interchange

from Village Parkway
to I-95

MC Developer-Proposed Road
(Potential Martin County Connection)

from Martin County to Becker Road
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SW Annexation
Area Study

Traffic Study Scenarios

Scenario
#

LEGEND

Hegener/Paar Drive

from Range Line Road to
Community Boulevard

v =segment included in scenario
x = segment excluded from scenario

Marshall Parkway
Interchange

from Village Parkway
to I-95

MC Developer-Proposed Road
(Potential Martin County Connection)

from Martin County to Becker Road
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Network Performance Analysis: Initial Findings

TRAFFIC MODEL SCENARIOS
S Hegener/ Marshall MC Developer Total
# Paar Parkway ProposedRoad | goomants
Drive Interchange | Connection to Martin County
1 X X X 20
2 X v 20
3 X v X 21
4 X v v 21
5 v X X 23
6 v X v 23
7 v v X 24
8 v v 24

v =segmentincluded
X =segment excluded
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Network Performance Analysis: Initial Findings

TRAFFIC MODEL SCENARIOS
S Hegener/ Marshall MC Developer Total
# Paar Parkway ProposedRoad | goomants
Drive Interchange | Connection to Martin County
1 X X X 20
2 X v 20
3 X v 21
4 X v v 21
5 v X X 23
6 v X v 23
7 v v X 24
8 v v 24

v =segmentincluded
X =segment excluded

* Volume-to-Capacity ratios (v/c) are calculated by dividing projected traffic LEVEL OF SERVICE THRESHOLDS
volumes by the maximum capacities of roadway segments.
* Figures are provided for expected daily volumes and capacities (AADT). o 0 G @ G G

In peak-hour traffic conditions, more roadway segments would be

expected to exceed acceptable capacity levels. Identified as Acceptable. Identified as At-Risk or Failing.
Minimal or no delays. Moderate to significant delays.
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Network Performance Analysis: Initial Findings

PREDICTED NETWORK PERFORMANCE"
TRAFFIC MODEL SCENARIOS (# OF SEGMENTS IN SCENARIO)
S Hegener/ Marshall MC Developer Total
M Pa.ar Parkway Proposed R.oad Segments ACCEPTABLE SEGMENTS AT-RISK OR FAIL
Drive Interchange | Connection to Martin County
1 X X X 20 70%
2 X v 20 70%
3 X v X 21 76%
4 X v v 21 67% .
5 v X X 23 87%
6 v X v 23 87%
7 v v X 24 83%
8 v v 24 79%

v =segmentincluded
X =segment excluded

* Volume-to-Capacity ratios (v/c) are calculated by dividing projected traffic
volumes by the maximum capacities of roadway segments.
* Figures are provided for expected daily volumes and capacities (AADT).
* |n peak-hour traffic conditions, more roadway segments would be
expected to exceed acceptable capacity levels.
* Percentages indicate the overall performance of study scenario segments.
DRAFT, REV. 2/11/2026

000 000

Identified as Acceptable. Identified as At-Risk or Failing.
Minimal or no delays. Moderate to significant delays.




Network Performance Analysis: Initial Findings

PREDICTED NETWORK PERFORMANCE"
TRAFFIC MODEL SCENARIOS (# OF SEGMENTS IN SCENARIO)

.| Hegener/ Marshall MC Developer
Scenario

M Paar Parkway Proposed Road
Drive Interchange | Connection to Martin Count

Total
Segments AT-RISK OR

v =segmentincluded
X =segment excluded

Volume-to-Capacity ratios (v/c) are calculated by dividing projected traffic

volumes by the maximum capacities of roadway segments.

Figures are provided for expected daily volumes and capacities (AADT). o o G @ e o

In peak-hour traffic conditions, more roadway segments would be

expected to exceed acceptable capacity levels. Identified as Acceptable. Identified as At-Risk or Failing.
 Percentages indicate the overall performance of study scenario segments. Minimal or no delays. Moderate to significant delays.
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SOUTHWEST ANNEXATION AREA TRANSPORTATION ASSESSMENT

Relative Levels of Congestion, or
The Overall “Congestion Factor”

* Overall, Paar Drive is the most influential segment, with a greater percentage
of failing segments without Paar Drive.

* To better compare congestion for each scenario, a “Congestion Factor” was
calculated to determine the relative level of congestion among scenarios as
follows:

» A factor was applied to each segment where v/c is 0.70 or greater

»The factor considers segment v/c, segment length, and forecasted traffic
volumes

* Data tables are provided to indicate the aggregated impacts of the three key
roadway alternatives.

DRAFT, REV. 2/11/2026
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SCENARIO 1

Hegener/Paar Drive NO

Marshall Parkway Interchange nNo

MC Dev. Proposed Road NO | ~. S p— {2 _--_ = ) |\ R TR LR

Reserve

CONGESTION
FACTOR

- __ngj_;:‘D.SO s =l T

SW:Becker.Rd ~ SW!Becker.R 3

=]

m— (),0<vc=<0.70
0.70<vc=<0.80
0.80<vc=<1.0

— 1_0{\;(;:(1_20

— 1.20<vc

CONGESTION FACTOR

4 5
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SCENARIO 2
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SCENARIO 3

Hegener/Paar Drive NO ¥k
SWj_Dlscove

Marshall Parkway Interchange v

Rosser
Reservg R
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SCENARIO 5
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SCENARIO 7
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SOUTHWEST ANNEXATION AREA TRANSPORTATION ASSESSMENT

Initial Findings

* There will be a need for roadway capacity improvements over time as
several roadway segments are forecast to be either at-risk or over
capacity in all scenarios:

 Noted Examples: portions of Tradition Parkway, Range Line Road, Community
Boulevard, Village Parkway, and Becker Road.

* Hegener/Paar Drive:

* |s the most influential segment among the 8 scenarios within the study area.

* Provides connectivity and a parallel alternative for Marshall Parkway and
Becker Road.

* Overall, the study area network has less congestion with Hegener/Paar
Drive in all scenarios.

\"—',.—-._./
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SOUTHWEST ANNEXATION AREA TRANSPORTATION ASSESSMENT

Initial Findings

* Marshall Parkway Interchange:

* Relieves congestion at the Becker Road and Gatlin Boulevard
interchanges.

* Attracts traffic east and west of Village Parkway because it provides a
new connection.

* Potential North/South Connector to Martin County:
* Effects of this connection are complex and require further analysis.

* Although it will likely draw traffic from Martin County to the Becker
Road interchange (“induced congestion”), it could also provide other

economic and quality of life benefits. AR
PORT ST. LUCIE
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SOUTHWEST ANNEXATION AREA TRANSPORTATION ASSESSMENT

Initial Recommendations

* The City should:

* Retain the developer requirements related to the construction of the
Hegener/Paar Road segment.

* Advocate for the Marshall Parkway Interchange, especially as it provides
relief for the Gatlin Boulevard and Becker Road interchanges and more
travel options for Port St. Lucie residents and businesses.

* Further analyze the effects of the developer-proposed road from Martin
County, including transportation, economic development, and quality of
life implications and potential developer contributions to the
transportation network (e.g., Marshall Parkway Interchange).

\"—',.—-._./
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SOUTHWEST ANNEXATION AREA TRANSPORTATION ASSESSMENT

Initial Recommendations

* Overall, as a City policy for future development, the City should:

* Continue to require road rights-of-way be dedicated with initial
development approvals with time-certain for dedication.

* Require roads be constructed earlier in the development timeframe with
specific delivery dates tied to construction phases rather than pursuant
to trip counts.

* The City should pursue additional land-banking where possible
for transportation, parks, preserves, and other infrastructure
needs.

‘-’H

PORT ST. LUCIE
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SOUTHWEST ANNEXATION AREA TRAFFIC STUDY

Next Steps

» Receive input on initial findings (February 2026)
» Complete Draft Traffic Study Report (March 2026)
» Finalize Traffic Study Report (April 2026)




SOUTHWEST ANNEXATION AREA TRAFFIC STUDY

Contact Information

KiM DELANEY, PH.D.
TREASURE COAST REGIONAL PLANNING COUNCIL
772.221.4060
KDELANEY(@TCRPC.ORG
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