
CITY OF PORT ST. LUCIE
Public Workshop #2

August 25th, 2025

MOBILITY PLAN & MOBILITY FEE 



WORKSHOP PURPOSE
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▪ Discuss HB 479 & recent Legislative Updates

▪ Review Mobility Plan & Options

▪ Request Input / Direction on Mobility Plan & Options



MOBILITY FEE INCREASE: MULTIPLE OPTIONS
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▪Mobility Fee will Increase with any adopted Plan changes

# 1 Option to reduce fee: identify funding (i.e. sales tax, grants, etc.)

# 2 Option to reduce fee: further refine Mobility Plan Projects

# 3 Option: Phase-in increase: 2-year, 3-year or 4-year time frame

▪Can do all three (3) options to reduce fee or immediate fee impact

❑ Developer Access Roads – Options to be discussed

❑ Interlocal Timing – Options to be discussed



MOVING BEYOND TRANSPORTATION 
CONCURRENCY
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House Bill 479:

Affirm Alternative Transportation System:

▪Defines Mobility Plan & Mobility Fee

▪Replace Transportation concurrency

▪Replace Proportionate share

▪Replace Road impact fees



HOUSE BILL 479: ADOPTED IN 2024

Mandates an interlocal agreement between a county and a municipality if both charge 

a fee for transportation and provides for how fee is to be collected in absence of an 

interlocal agreement. HOWEVER, grandfathers in existing interlocal until they expire. 
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Statutory presumption in favor of permitting authority as entity responsible for 

collecting transportation fees whether an interlocal agreement is agreed upon or not. 

Intent is to require one payment that addresses City and County owned projects. 



SENATE BILL 1080: ADOPTED IN 2025

As of January 1st, 2026: 

1. Revises extraordinary circumstances to require unanimous vote of elected officials
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2. Requires any increase in fees based on extraordinary circumstances to be 

phased-in over a minimum of two years (Currently no phasing requirement).  

3. Workshops revised to a minimum of two workshops. If a local government has not 

updated fees in more than five (5) years, cannot claim extraordinary circumstances.   



HOW ARE FEES CURRENTLY ASSESSED?
▪  Interlocal Agreement (“ILA”) controls until expiration in 2027, 

or prior termination. 
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▪  ILA currently agrees to exclude County owned Roads from City 
Mobility Fee. County Roads can’t be phased in until 2027.

▪  Under the ILA, City Mobility Fee & County Road Impact Fee 
(“RIF”) are assessed at building permit.

▪  Under the ILA, Port St. Lucie collects & remits County RIF to the County



▪Vision for the City’s transportation 
system to transition from one 
focused on moving vehicles 
quickly to moving people safely.
▪Required by Florida Statute to 

serve as basis for development of 
a Mobility Fee.
▪Long-term plan (2050 horizon)
▪ Identifies project needs 

(high-level, not final design)
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WHAT IS A MOBILITY PLAN?
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2045 MOBILITY PLAN
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2045 MOBILITY PLAN

▪Corridors Plan

▪Multimodal Plan 

▪ Intersections Plan

▪Transit Circulation Plan
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EXISTING CORRIDORS PLAN
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MULTIMODAL INFRASTRUCTURE PLAN
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EXISTING INTERSECTIONS PLAN
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EXISTING TRANSIT CIRCULATION PLAN



WHY IS A MOBILITY PLAN UPDATE NEEDED
▪Desire to have a single transportation mitigation fee based on Mobility Plan 

upon expiration of ILA.

▪Need for as extraordinary circumstances fee adjustment. Address 

extraordinary growth over last 5 years (over 50,000 residents entire City)

▪ Address proposed growth over next 20 years (over 100,000 residents)

▪Need to widen roads to 4 Lanes vs. 2 Lane Divided with Multimodal Ways

▪ Identify western road network need: Mobility Plan plus Infrastructure Study 
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TWO (2) LANE DEVELOPER ACCESS ROADS

▪Current mobility fee:

➢ Does not include cost for lanes 1 & 2 of any road west of I-95

➢ Does include 6 miles of widening roads to 3 & 4 lanes for implementation 

➢ Does not include developer travel in assessment area

➢ This reduces the mobility fee by including fewer lanes of roads

➢ Why does the fee exclude lanes 1 & 2. They are considered site related 

(needed for access). 
17



SITE RELATED vs COMMUNITY BENEFIT
▪Determination of whether lanes are site related

➢ Does the road provide access to the development?

➢ Is the road needed without the development?

➢ Does the development use (consume) most of the capacity provided?

▪  Historically if all of these questions are answered affirmatively, it is 

accepted the lanes are needed for site access 
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SITE RELATED vs COMMUNITY BENEFIT
▪Determination of Community Benefit Generally: 

➢ Needed without development?

➢ Provides benefit to community, other than proposed development?

➢ Provides alternative route to existing congested corridors?

➢ Reduces travel time for existing residents and business?

Often the 3rd and 4th lane of a roadway meets these requirements.
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WHY DO SOME DEVELOPERS WANT THE 
FIRST TWO LANES INCLUDED IN THE FEE?

▪ If a roadway or component of a roadway is not included in the fee a developer 
cannot apply for credit on such roadway or component. 

▪ If the City includes the 1st & 2nd lanes in its fee, credit will be available to 
developer’s who construct them in order to avoid a scenario where the 
developer has paid for the road twice, once by constructing it, and once by 
paying for a component of its construction through a mobility fee. 

▪General principle that development cannot be charged twice for same impact  
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WHY IS INCLUDING FIRST TWO LANES IN FEE 
NOT RECOMMENDED?

▪ Some developer’s arguing for credit where larger ROW required: 

➢ As explained previously, the first two lanes of a road are generally accepted as site 
specific. If the City includes them in the fee, the City would be providing credits to 
Developer’s for roadways that do not create a community benefit. The City would 
essentially be subsidizing roads for developers. 

➢ The fee would be exponentially increased  in more detail in the charts to be further 
explained a little further into the presentation 

➢ Instead, the ordinance can create a reimbursement application process for a developer to 
submit data driven evidence if they are in a novel situation where the first two lanes of a 
roadway are not site related to ensure equity and avoid double charging. 
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WESTERN DEVELOPMENT
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INFRASTRUCTURE STUDY & COUNTY PLANS
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DEVELOPER ACCESS ROADS

94 Miles of Two 
(2) Lane Roads

Potential 
Mobility Fee 
Impact (2 Lanes): 
$940 Million 



CITY OWNED ROADS & COUNTY OWNED ROADS
▪Original Mobility Plan included County Owned Roads (2021)

▪County Owned Roads needs were far less in 2021 west of I-95 

▪Current Plan excludes County Owned Roads (2022 Fee & 2023 Plan)

▪HB 479 Encourages Holistic Approach (City, County, State Roads)

▪2050 Mobility Plan may include all Roads after ILA expires - Option

▪Greater County Owned Road need west of I-95: pending development

▪Only Two (2) County Owned Roads east of I-95
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$33
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https://bit.ly/PSLMP2025 web address needs to be capitalized and 

entered in as shown (don’t forget https://) 

Click on eye symbol to turn plan on (slash disappears)

Click on lines or 
dots (intersection plan) 
for information about 
each project

QR Code or link below

Port St. Lucie 2050 Mobility Plan

Note: may take +/- 30 seconds to load
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$33

SHORT TERM PLAN 
(2025 to 2030)

$428 Million Total

$330 Million Unfunded

$27.5 Million
Walton Road (County Owned)

5.7% County Owned Roads



MOBILITY PLAN UPDATES
▪Defines Western Network Need for first time in 20 Years

▪Significant Increase in Roads West of 95

➢ 2025 Update : More Four Lane Roads with Shared Use Paths vs. 

➢ (2022 Fee / 2023 Plan) Two Lane Divided with Multimodal Ways

▪Address continued increase in road construction cost

▪Addressing long range capacity needs through 2050

▪Further define future developer access roads
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$33

MID TERM PLAN 
(2030 to 2040)

$1.25 billion Unfunded

$128 Million 
County Owned Roads
Glades (west of I-95)
Midway (west of I-95)
Lennard (east of I-95)

10.3% County Owned Roads
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$33

LONG TERM PLAN
(2040 to 2050)

$1.2 billion Unfunded

$155 Million 
County Owned Roads
Range Line (west of 95)
Midway (west of 95)
Kitterman (east of 95)

13.07% County Owned Roads
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$33

INTERSECTION PLAN
(2025 to 2050)

$223 million
Most part of corridors
Waiting on final tweaks
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$33

MULTIMODAL PLAN
(2025 to 2050)

Making Great Progress
Blue = Existing  Multimodal 
Majority overlap with corridors
Cost largely captured with corridors



2050 MOBILITY PLAN COST SUMMARY
▪  Short Term: $428 Million - $330 Million Unfunded (subject to change)

▪  Mid Term: $1.25 billion

▪  Long Term Plan:  $1.2 billion

▪  Intersection Plan: $223 million (subject to change based on roads)

▪  Multimodal Plan: $TBD (subject to change: majority part of corridors)

▪  Total: +/- $3.1 billion of which +/- $3 billion unfunded

▪  County Owned Roads Share: +/- $310 million = +/- 10% of cost

▪  Developer Access Roads: $940 million
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2050 MOBILITY PLAN: NEXT STEPS
▪Continue to take community feedback

▪Finalize 2050 Level of Service (LOS)

▪Finalize 2050 daily traffic (model growth rates)

▪Evaluate western annexations / developments

▪Further coordinate with County, FDOT, TPO

▪Finalize Draft Mobility Plan Projects (Hold Additional Workshops)

▪Maps and projects on-line to review & provide feedback 
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WHAT IS A MOBILITY FEE?

▪Replaced City Road Impact Fee (2021)

▪ Intended to replace City Mobility Fee &  

County Road Impact Fee upon expiration 

of ILA in 2027

▪One-time fee paid by (re)development

▪Mitigate transportation impact

▪Funding source for Mobility Projects
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CITY  TRAVEL PATTERNS (2024)
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EAST

CENTRAL

NW

SW

SLC



CITY  TRAVEL PATTERNS (2024) EAST

37

EAST to EAST: 68% 

EAST to CENTRAL: 18% 

EAST to NW: 0.8% 
EAST to SW: 2.8% 

EAST to SLC: 10.6% 

EAST

CENTRAL

NW

SW

SLC = St. Lucie County

Internal 68%



CITY  TRAVEL PATTERNS (2024) CENTRAL
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CENTRAL to EAST: 18.2% 

CENTRAL to CENTRAL: 64% 

CENTRAL to NW: 2.5% 
CENTRAL to SW: 9.3% 

CENTRAL to SLC: 6.0% 

EAST

CENTRAL

NW

SW

SLC = St. Lucie County Internal 64%



CITY  TRAVEL PATTERNS (2024) NORTHWEST
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NW to EAST: 10.7% 

NW to CENTRAL: 32% 

NW to NW: 30.6% 
NW to SW: 19.5% 

NW to SLC: 7.1% 

EAST

CENTRAL

NW

SW

SLC = St. Lucie County

Internal 32%



CITY  TRAVEL PATTERNS (2024) SOUTHWEST
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SW to EAST: 8.7% 

SW to CENTRAL: 27.7% 

SW to NW: 3.4% 
SW to SW: 56.2% 

SW to SLC: 4.0% 

EAST

CENTRAL

NW

SW

SLC = St. Lucie County
Internal 56%



EXISTING
ASSESSMENT
AREAS
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FUTURE
ASSESSMENT
AREAS
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BEING FURTHER
EVALUATED

MAY INTRODUCE 
WEST ZONE

SW

NW

WEST

OPTION: COULD 
REMAIN NW & SW



EXISTING BENEFIT DISTRICTS
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UPDATED BENEFIT DISTRICTS
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MAY ADD WEST DISTRICT

MAY CREATE NEW I-95
DISTRICT

MAY REVISE NORTHEAST 
& SOUTHEAST

POTENTIALLY RELATE TO 
SHARE OF REVENUE 
ALLOCATED TO COUNTY

WEST

NW

SW

EAST

CENTRAL

95



METHODOLOGY
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• Based on trip generation per land use

• Apply share of new trips factor (aka pass-by) – non-residential 

• Based on person trip factor per land use

• Based on person trip length per land use

• Adjust for travel on I-95 & Turnpike

• Adjust for origin & destination

• Multiply by Person Miles of Capacity Rate (Mobility Plan) 



METHODOLOGY: Person Miles of Capacity 

46

• Current methodology excludes developer roads

• Reduces trip length based on assessment area

• In 2022 did not have western roads defined for future need

• Cost based on share of travel in assessment areas 

• In 2022 few defined projects west of I-95, based on east impact

• Why current southwest lower than east, with double trip length

• Why current northwest similar to east, with triple trip length 



2050 NEEDS WEST OF I-95 – NOT IN 2022 FEE
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• Marshall Parkway Interchange with I-95

• Widening of Crosstown Parkway to 6 lanes

• Widening of Commerce Centre to 4 Lanes

• Widening of Becker to 4 Lanes

• Community, Discovery, Marshall, Wylder Pkwy widen to 4 Lanes

• NE PSL Bypass

• County Owned Roads: Glades, Range Line, Midway widen to 4 Lanes

• If Included (94 miles of developer access roads @ $940 million) 



FEE WITH DEVELOPER ACCESS ROADS & COUNTY ROADS
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FEE WITH DEVELOPER ACCESS ROADS & COUNTY ROADS
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FEE WITH DEVELOPER ACCESS ROADS & COUNTY ROADS
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FEE WITH DEVELOPER ACCESS ROADS & COUNTY ROADS



FEE EXCLUDES DEVELOPER ACCESS ROADS 
& INCLUDES COUNTY ROADS
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FEE EXCLUDES DEVELOPER ACCESS ROADS 
& INCLUDES COUNTY ROADS
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FEE EXCLUDES DEVELOPER ACCESS ROADS 
& INCLUDES COUNTY ROADS
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FEE EXCLUDES DEVELOPER ACCESS ROADS 
& INCLUDES COUNTY ROADS
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SINGLE-FAMILY COMPARISON
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MULTI-FAMILY COMPARISON
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INDUSTRIAL COMPARISON
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OFFICE COMPARISON
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RETAIL COMPARISON
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NEED COUNCIL DIRECTION ON THE FOLLOWING
1. Include or Exclude Developer Site Related Roads (Lane 1 & 2)? 

2. Phase in County owned Roads upon expiration or termination of the ILA in 
2027 or exclude them completely. (Fee would be roughly 10% lower than 
calculated by excluding either interim or completely) 

3.Do we include the west assessment area/benefit area?

4. Should we assume additional funding to lower fees?

5. Are there changes to be made to mobility plan projects?

6. Is there direction on phasing increases? If so, over how many years? 
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OPPORTUNITY FOR FEEDBACK 

▪Workshop (September 9th, 2025) – Additional being considered 

▪Welcome feedback on mobility projects and mobility fees

▪ There are very expensive projects that will require further review

▪City’s website will provide future meeting dates

▪Will be ongoing coordination with County, Developers, FDOT & TPO
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Jonathan B. Paul | Principal

nueurbanconcepts@gmail.com
www.nueurbanconcepts.com

COMMENTS & QUESTIONS
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