
 

 

TREASURE COAST REGIONAL PLANNING COUNCIL 

 

M E M O R A N D U M 

 

 

To: Council Members                                 AGENDA ITEM 8K 

 

From: Staff 

 

Date: May 20, 2016 Council Meeting 

 

Subject:  Local Government Comprehensive Plan Review 

 Draft Amendment to the City of Port St. Lucie Comprehensive Plan 

 Amendment No. 16-1ESR 

 

Introduction 

 

The Community Planning Act, Chapter 163, Florida Statutes, requires that the regional planning 

council review local government comprehensive plan amendments prior to their adoption. The 

regional planning council review and comments are limited to adverse effects on regional 

resources or facilities identified in the strategic regional policy plan (SRPP) and 

extrajurisdictional impacts that would be inconsistent with the comprehensive plan of any 

affected local government within the region. Council must provide any comments to the local 

government within 30 days of the receipt of the proposed amendments and must also send a copy 

of any comments to the state land planning agency. 

 

The amendment package from the City of Port St. Lucie contains a proposed change to the 

Future Land Use (FLU) Map and text changes to the FLU Element and Map Series in the 

comprehensive plan. This report includes a summary of the proposed amendment and Council 

comments. 

 

Summary of Proposed Amendment 

 

The proposed amendment is related to recent changes to the development orders of the Tradition 

Development of Regional Impact (DRI) and Western Grove DRI, which are located in the 

western portion of the City of Port St. Lucie. The Tradition DRI was originally approved in 2003 

to include 7,245 residential dwelling units (DU) and 1,971,079 square feet (SF) of nonresidential 

uses on 2,522 acres. The Western Grove DRI, which is located directly west of the Tradition 

DRI, was originally approved in 2007 to include 4,062 residential DU and 616,810 SF of 

nonresidential uses on 1,593 acres. The Tradition DRI is partially developed and the Western 

Grove DRI is largely undeveloped. These DRIs are designated as New Community Development 

(NCD) on the FLU Map. The FLU Element indicates the New Community Development District 

shall be planned to incorporate a mixture of land uses, consistent with the densities and 

intensities authorized by the overall land use designation. 
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In 2015, each of these DRIs processed a Notice of Proposed Change, which, among other 

changes, transferred 348 acres from Tradition DRI to Western Grove DRI; reduced the total 

number of approved residential units in both DRIs by 1,017 DU from 11,307 to 10,290 DU; 

reduce the total amount of approved retail square footage in both DRIs by 368,810 SF from 

2,358,810 SF to 1,990,000 SF; and removed Tradition Parkway and two east-west collector 

roads proposed to connect N/S Road A and Range Line Road in the Western Grove DRI.  

 

The proposed amendment to the comprehensive plan includes the following changes: 

 

1. Revise Policy 1.2.8.1 in the FLU Element to reduce the residential density in the 

Tradition/Western Grove NCD District from 11,307 to 10,290 DU and to reduce the non-

residential intensity from 2,358,810 SF to 1,990,000 SF. 

 

2. Revise the Tradition/Western Grove NCD Concept Land Use Plan Map in the FLU 

Element to: show land use sub-categories, including: Residential, Mixed Use, Town 

Center, Village Center, and Open Space Conservation/Open Space Recreation 

(OSC/OSR); show roads; revise sub-district acreages; and reduce the width of the buffer 

designated as OSC/OSR along Range Line Road. This buffer is proposed to be reduced 

from an average width of 500 feet to 50 feet in accordance with Policy 1.2.5.2.ii, which 

states: where less than 75 percent by coverage of native vegetation exists over the 500 

foot wide area east of Range Line Road, the buffer zone shall be an average width of 50 

feet with a minimum width of 30 feet. 

 

3. Revise the FLU Map to reflect the reduction in buffer along Range Line Road from an 

average width of 500 feet to 50 feet. The land use designation of this area is proposed to 

be changed from Open Space Conservation/Open Space Recreation to New Community 

Development District. The comprehensive plan indicates that areas designated as Open 

Space Conservation are comprised of lands that should, to the maximum reasonable 

extent, maintain the natural character of the land; the Open Space Recreation designation 

applies to areas designated for existing or future parks. 

 

4. Revise the Future Number of Lanes Map; Future Functional Class Map; Future Bike 

Lanes (2035) Map; Future Sidewalks (2035) Map; and Existing/Future Transportation 

(2035) Map. The revisions to these maps are proposed to be amended to remove the 

future segment of Tradition Parkway from N/S Road A to Range Line Road. 

 

The amendment materials indicate the proposed changes are to provide and accommodate 

sufficient land area, unencumbered by roadways and related infrastructure, for development of a 

golf course residential community and to provide updates to the appropriate figures and maps in 

the comprehensive plan. 

 

Regional Impacts 

 

On October 14, 2015, Council staff sent a letter to the city that provided comments on the 

proposed changes to the DRI development orders (Exhibit 17). The comments indicated that 

additional regional impacts are not expected to be created by the transfer of acreage from the 
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Tradition DRI to the Western Grove DRI; reduction in residential density; reduction in retail 

square footage; and reduction in office square footage. However, the proposal to remove 

Tradition Parkway and two additional rights-of-way connecting N/S Road A and Range Line 

Road in the Western Grove DRI, have the potential to negatively impact regional resources and 

facilities. 

 

The SRPP calls for a network of streets and a regional transportation system that integrates 

different modes of travel into one balanced system that supports community goals, enhances 

urban life, increases mobility, and provides for the safe and efficient movement of goods and 

people. The proposal to eliminate the right-of-way for Tradition Parkway and the two east-west 

collectors is inconsistent with the following regional policies: 

 

Policy 7.1.1.1: Reserve and protect sufficient road right-of-way on the regional roadway 

network to provide for an efficient multi-modal transportation system. 

 

Policy 7.1.2.5: Develop a regional roadway system of predictably spaced and 

interconnected east-west, north-south streets.  Ideally, streets should be spaced every one-

quarter to one-half mile to offer multiple route choices, disperse traffic, and discourage 

local travel on interstates and arterials. 

 

Policy 7.1.3.1: Encourage patterns and forms of development and redevelopment that 

maximize public transportation alternatives, minimize the use of the region’s collector 

and arterial roadway network, and reduce the total amount of daily vehicle miles traveled. 

 

Policy 7.1.3.2: Plan and design new development and redevelopment to provide 

complementary interconnections for pedestrians and public transportation within and 

between residential areas, schools, employment and retail centers, recreational areas and 

other public facilities. 

 

Extrajurisdictional Impacts 

 

Council requested comments on March 10, 2016 from local governments and organizations 

expressing an interest in reviewing the proposed amendment. Leslie Olson, Planning and 

Development Services Director for St. Lucie County, responded by sending a letter dated March 

16, 2016, which indicates the proposed decrease in buffer from 500 feet to 50 feet may not be 

compatible with residential uses found within the city’s proposed designation of New 

Community Development District (Exhibit 18). The letter indicates that the western boundary of 

the Western Grove DRI is adjacent to 240 acres of property zoned Industrial Heavy by St. Lucie 

County. Heavy industrial operations currently near the Western Grove site include Liberty Tire 

Recycling, Allied New Technology, and Chem-Tex Supply Corporation. The remaining 180 

acres are currently vacant awaiting similar heavy industrial development. St. Lucie County 

requested participation at the time of site plan development in order to ensure adequate set-backs 

are incorporated to reduce conflicts between the proposed residential uses and existing heavy 

industrial uses. 
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Also, the amendment package from the City of Port St. Lucie contains correspondence from 

Cynthia G. Angelos representing Allied New Technology and Chem-Tex Supply Corporation 

(Exhibit 19), and W. Lee Dobbins representing Liberty Tire Recycling (Exhibit 20) expressing 

concerns with the proposal to reduce the width of the buffer along Range Line Road. Both letters 

express a desire to have adequate set-backs incorporated into the Western Grove site plan to 

ensure future conflicts will not arise. 

 

Conclusion 

 

Council recommends the rights-of-way for Tradition Parkway and the two east-west collector 

roads connecting N/S Road A and Range Line Road remain in the comprehensive plan. These 

roads provide a strong framework for a well-defined network of streets. Ideally, the plan should 

have a network of streets spaced every ¼ to ½ mile to improve public safety and options for 

transit and other modes of transportation. Maintaining the existing rights-of-way for Tradition 

Parkway and the two east-west collectors provides a good basis for establishing a finer grain 

network of streets. Such a network will achieve a more sustainable community design and better-

contribute to meeting the long-term transportation needs of this area of the city. 

 

Also, Council recommends the City of Port St. Lucie work with St. Lucie County and 

representatives of the existing industrial businesses located on Range Line Road to incorporate 

adequate set-backs into the Western Grove site plan. A sufficient buffer is needed to ensure there 

will not be conflicts between the proposed residential uses in the Western Grove development 

and the existing heavy industrial uses located on the west side of Range Line Road. 

 

Recommendation 

 

Council should approve this report and authorize its transmittal to the City of Port St. Lucie and 

the Florida Department of Economic Opportunity.  

 

Attachments 



 

List of Exhibits 

 

 

  Exhibit  

1 General Location Map 

2 Policy 1.2.8.1 – Text Changes Showing Strikethrough and Underline 

3 Tradition/Western Grove Concept Land Use Plan – Existing 

4 Tradition/Western Grove Concept Land Use Plan – Proposed 

5 Future Land Use Map – Existing 

6 Future Land Use Map – Proposed 

7 Future Number of Lanes Map – Existing 

8 Future Number of Lanes Map – Proposed 

9 Future Functional Class Map – Existing 

10 Future Functional Class Map –  Proposed 

11 Future Bike Lanes (2035) Map – Existing 

12 Future Bike Lanes (2035) Map –  Proposed 

13 Future Sidewalks (2035) Map – Existing 

14 Future Sidewalks (2035) Map –  Proposed 

15 Existing/Future Transportation (2035) Map – Existing 

16 Existing/Future Transportation (2035) Map –  Proposed 

17 Letter From Treasure Coast Regional Planning Council 

18  Letter From St. Lucie County 

19 Letter From Cynthia G. Angelos 

20 Letter From W. Lee Dobbins 
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Exhibit 1 

General Location Map  

 
  

City of Port St. 

Lucie  

Tradition/Western 

Grove Property  
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Exhibit 2 

Policy 1.2.8.1 – Text Changes Showing  

Strikethrough and Underline 
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Exhibit 3 

Tradition/Western Grove Concept Land Use Plan - Existing  
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Exhibit 4 

Tradition/Western Grove Concept Land Use Plan – Proposed 
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Exhibit 5 

Future Land Use Map – Existing 
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Exhibit 6 

Future Land Use Map – Proposed  
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Exhibit 7 

Future Number of Lanes Map – Existing 
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 Exhibit 8 

Future Number of Lanes Map – Proposed  
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Exhibit 9 

Future Functional Class Map – Existing 
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Exhibit 10 

Future Functional Class Map – Proposed 
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Exhibit 11 

Future Bike Lanes (2035) Map – Existing 
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Exhibit 12 

Future Bike Lanes (2035) Map – Proposed 
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Exhibit 13 

Future Sidewalks (2035) Map – Existing 
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Exhibit 14 

Future Sidewalks (2035) Map – Proposed 
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Exhibit 15 

Existing/Future Transportation (2035) Map – Existing 
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Exhibit 16 

Existing/Future Transportation (2035) Map – Proposed  
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Exhibit 17 

Letter From Treasure Coast Regional Planning Council  
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Exhibit 18 

Letter From St. Lucie County 
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Exhibit 19 

Letter From Cynthia G. Angelos 
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Exhibit 20 

Letter From W. Lee Dobbins 
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