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Application for Future Land Use Map Amendment 
 

 Future Land Use Map Amendment – Large Scale (>10 acres) 
 

 Future Land Use Map Amendment – Small Scale (<10 acres)     
 

In accordance with Chapter 163.3187, Florida Statutes, The City of Fort Pierce will consider applications for land use 
changes on parcels in excess of 10 aces (“Large Scale Amendments”) only twice each calendar year.  The City 
Commission will consider applications for land use changes on parcels less than or equal to 10 acres with a maximum 
density of 10 units per acres or less at any time during the calendar year.  You are encouraged to schedule a pre-
application meeting with the planning staff and to submit your application up to three months in advance of the 
application deadline. 
 

Application submission shall include the following: 

●TRC (*Initial Submission): One (1) original and (8) paper copies of the application and support documents and 
provide one (1) electronic copy of the application packet as described below. 

●Planning Board: One (1) original and (13) paper copies of the application and support documents and provide one 
(1) electronic copy of the application packet as described below. 

●City Commission: One (1) original and (11) paper copies of the application and support documents and provide 
one (1) electronic copy of the application packet as described below. 

In addition to a complete application, packets shall include:   

 Warranty Deed & Legal Description 

 St. Lucie County Property Record Card 

 Statement of why there is a need for the proposed future land use map amendment and how the amendment will result in 
an orderly and logical development pattern; statements how amendment(s) are consistent with Comprehensive Plan; how 
future land use designation is compatible with future land use designations and existing land uses surrounding the amended 
lands; identify future land use designations and existing land uses within a ½ mile of the subject property that have the 
same or greater type of proposed future land use designation; data and analysis to support conclusions. 

 Current Survey 

 Environmental Study 

 Traffic Impact Report 

 *** Capacity Analysis-Separate Form 

 Drainage Analysis 

 Historical Report 

 1 CD of all documents submitted in PDF 

 Other___________________        
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P.O. BOX 1480   ◊   FORT PIERCE, FL 34954-1480   ◊   772-467-3729 

1. Property Address/Location:   

2. Property Tax ID(s):   

3. Total Acreage:  

4. Existing Future Land Use Designation:           

5. Existing Zoning Classification:           

6. Proposed Zoning Classification:      

7. Other applications being submitted concurrent with this application, if any:   

   

8.  Describe the existing uses, improvements and structures on the amendment lands:   
   

9.  Are there any identified or possible historical structures on the amendment lands?   

10.  The reason for making this request:  
   
   

 
11.  Capacity Analysis: 
 

I. Site Data: 
 

 Existing Use Future Land Use Zoning 

North 
 
 
 

  

South 
 
 
 

  

East 
 
 
 

  

West 
 
 
 

  

 
  

Future Land Use Zoning 
Classification 

Maximum Intensity 
Residential: Dwelling Units per 
Acre 
Other: Square Footage 

Total 
Acreage 

 
Flood Zone 

Current 
  

 
   

Proposed     N/A 
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II. Public Facilities Information: 
 

A. Potable Water: 
Average Use Residential: 100 gallons per day per person (du x 2.6= persons x 100 gpd = demand) 

Other: 0.125 gallons per day per square foot 
Demand Analysis Maximum 
Current Zoning          Total gallons per day 
Proposed Zoning          Total gallons per day 
Change in Demand          Total gallons per day 
 

B. Wastewater: 
Average Use Residential: 100 gallons per day per person (du x 2.6= persons x 100 gpd = demand) 

Other: 0.1 gallons per day per square foot 
Demand Analysis Maximum 
Current Zoning          Total gallons per day 
Proposed Zoning          Total gallons per day 
Change in Demand          Total gallons per day 
 

C. Parks and Recreation (Residential Classifications Only): 
(Du x 2.6 = persons + 44,227 = population /LOS) 

Park Type 
 

LOS 
Existing  

Population 
Park Demand 

Proposed 
Population 

Park Demand 
Change in Demand 

 
Regional 20 acres    per 1,000 people    
Urban District 5 acres      per 1,000 people    
Community 2.5 acres   per 1,000 people    
Neighborhood 1.36 acres per 1,000 people    
 

D. Public Schools (Residential Classifications Only): 
Single Family: (du x 0.405 = students/70% K-8/30% High) 
Multi-family: (du x 0.207 = students/70% K-8/30% High) 
 K-8 High 
School Name   
City   
Distance   
Current Zoning Enrollment Demand   
Proposed Zoning Enrollment Demand   
Change in Demand   
 
E. Solid Waste: 
2 yard serves 15 units, 4 yard serves 30 units, 6 yard serves 45 units, 8 yard serves 60 units 
Demand Analysis Maximum 
Current Zoning  
Proposed Zoning  
Change in Demand  
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F. Stormwater: 
Potential increase in volume discharged due to increased impervious coverage, reduced groundwater seepage 
or loss of surface water storage impacting Adopted LOS of 25-year 3-day storm Pre vs. Post Runoff (Storm 
sewers to convey 5 year- 1 day storm event; Canals to convey 3 year – 1 day storm event) 

Impact 

 
 

 
 

G. Transportation Analysis: 
Most recent ITE Code for use; HCM Roadway Capacity  
 AADT AM/PM Peak Hour Trips 
Demand Analysis Maximum Maximum 
Current Zoning   
Proposed Zoning   
Change in Demand                Trips             Trips 
Impact to Capacity  
 
12. Name of Owner(s):             

Mailing Address:   
City   State   Zip   
Phone #   
E-mail:   

 
13. Name of Applicant:             

Mailing Address:   
 City   State   Zip   

Phone #   Fax #   
E-mail:   

 
14. Name of Representative:            

Mailing Address:   
City   State   Zip   
Phone #   Fax #   
E-mail:   

 
 
15. Applicant Acknowledgements (Owner’s signature must be notarized) 
 
I certify that:  (Check One) 
 

________ I (we) do hereby certify that I (we) own in fee simple the above referenced described property 
for which a change in Zoning Classification is requested. 
 

________ I (we) are not the owner of the above described property; however, the owners signature 
below authorizes the applicants the authority to act as agent for the owner(s) of record. 
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Legal Description 
 

 
Parcel 1:  
Lots 1, 2 And 3, Less The West 15 Feet Thereof, Block 51, Biltmore Park, 
According To The Plat Recorded In Plat Book 4, Page 52, Public Records Of St. 
Lucie County, Florida. 
Less And Excepting Street Right Of Ways Therefrom. 
Parcel 2: 4, 5, 6, 7, 8, 9, 10, Less The West 15 Feet Thereof, The West One-Half 
Of Lot 11, All In Block 51, Biltmore Park, According To The Plat Recorded In Plat 
Book 4, Page 52, Public Records Of St. Lucie County, Florida. 
And 
Lots 22 And 23, Block 51, Biltmore Park, According To The Plat Recorded In Plat 
Book 4, Page 52, Public Records Of St. Lucie County, Florida. 
Less The Northeasterly 150 Feet Thereof And Being Described As That Portion 
Of Lots 22 And 23 Lying North Nad East Of A Line Drawn Parallel To The 
Northeast Line Of Said Lots And 150 Feet Southwest Of Said Northeast Line. 
 









 



 

 



 

 



 

 



 



 

 



 

4450 W Eau Gallie Boulevard, Suite 232 
Melbourne, Florida 32934 

Ph: (321) 255-5434 Fax: (321) 255-7751 
 

 

 
 

Stuart    Port St Lucie    Melbourne    Tallahassee 

November 27, 2013        Sent Via: Overnight Mail 
 
 
 
Application for Zoning Atlas Map Amendment 
JUSTIFICATION STATEMENT 
CEC 13135.00 
 
To Whom It May Concern, 
 
The intent of this application is to rezone a parcel of land to make it eligible for development as a 
neighborhood retail store of approximately 8320 sq ft. The proposed store will supply the sale of 
convenience goods to meet some of the primary commercial needs of the residential neighborhood. 
The property is a part of a commercial corridor with varying degrees of intensities and lies within an 
existing C-1 (Office Commercial) zoning district. This zoning category, however, does not allow for the 
desired retail usage (pursuant to Sec. 22-29 [a]). In order to facilitate this development it will be 
necessary to amend the current zoning atlas. The proposed zoning category is C-2 (Neighborhood 
Commercial) classification, which is the least intensive zoning that will support the use. 
 
Amending the zoning atlas from a C-1 to a C-2 description will be in keeping with an orderly and logical 
development pattern. The subject property lies along S 25th Street which currently facilitates a number 
of existing commercial uses (C-1and C-3) within a half mile radius. The property is adjacent to a 
number of C-1 zoned developments as well as being directly adjacent to a moderate density residential 
(R-3) community. The proposed C-2 classification is a logical zoning for the transition between 
commercial and residential zoning districts.  
 
A Future Land Use Map Amendment is also being requested concurrently to support the requested 
Zoning Atlas Map Amendment. The existing future land use designation for the site is Office 
Professional (OP) which prohibits commercial uses from directly selling, storing, or displaying goods. In 
order to utilize the C-2 zoning classification the future land use designation would have to be changed 
to the Neighborhood Commercial (NC) description to support the uses under that zoning. As previously 
stated the change in zoning follows a logical pattern in the development of the area and likewise the 
amended future land use designation of NC, being adjacent to both commercial and residential 
developments, will continue with the same development pattern. Additionally, the NC designation will 
be consistent with the comprehensive plan as it is in keeping with both the order of development and 
the surrounding future land uses. Future land use designations within a half mile radius include RL 
(Low Residential), GC (General Commercial), and OP (Office Professional). The NC category will be an 
appropriate transition between the neighboring designations and will also provide compatibility with the 
existing surrounding land use designations.  
 
It is with reference to the above statements, that these requests are being respectfully submitted to 
amend the Zoning Atlas Map and the Future Land Use Map for the subject property development. 



 

4450 W Eau Gallie Boulevard, Suite 232 
Melbourne, Florida 32934 

Ph: (321) 255-5434 Fax: (321) 255-7751 
 

 

 
 

Stuart    Port St Lucie    Melbourne    Tallahassee 

 
If you need any additional information or would like to discuss this project in further detail, please 
contact us by phone at (321) 270-8986 or email me at dleslie@creechinc.com. 
 
 
Sincerely, 
 
 
 
Daimian Leslie, PE 
Project Manager 

 
4450 W. Eau Gallie Blvd., Suite 232 
Melbourne, FL 32934 
Tel :  321-255-5434 
Direct: 321-270-8986 
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ENVIRONMENTAL ASSESSMENT 
 

On the 
 

+1.66 Acre Family Dollar – Ft. Pierce Project Site 
Section 16, Township 35 South, Range 40 East 

Ft. Pierce, St. Lucie County, Florida 
 
 

Conducted for 
 

Mr. Chuck Borysiak 
Hutton Construction, Inc. 

736 Cherry Street 
Chattanooga, Tennessee  37402 

 
 

Conducted by 
 

Atlantic Environmental Solutions, Inc. 
1301 W. Eau Gallie Boulevard, Suite 98 

Melbourne, Florida   32935 
 
 
 
 
 
 
 

September 6, 2013 



1399Prel.Rpt 

 
 
 
September 6, 2013 
 
Mr. Chuck Borysiak 
Hutton Construction, Inc. 
736 Cherry Street 
Chattanooga, Tennessee  37402 
 
Re: Environmental Assessment 

+1.66 acre Family Dollar – Ft. Pierce Project Site 
South 25th Street, Ft. Pierce 
St. Lucie County, Florida  
AES File No. 1399 
 

Dear Mr. Borysiak: 
 
Atlantic Environmental Solutions, Inc. (AES) has completed an environmental 
assessment and feasibility study of the above-referenced property, an approximately 
1.66  acre parcel of land located on the east side of South 25th Street between Ormond 
Avenue and Mississippi Avenue, Ft. Pierce, in St. Lucie County, Florida (Figures 1 and 2).  
The field assessment of this parcel, hereinafter referred to as “the Property”, occurred 
on September 5, 2013.  This study is intended to assess any reasonably ascertainable 
environmental issues that might have an affect on the developability of the subject 
property.  Following are the results of our study. 
 
Topography and Soils 
 
Figure 3 shows the USGS Topographical Map for the Property and surrounding areas.  
According to this map, the Property is relatively flat and used to contain several single-
family homes which are no longer present. 
 
The U.S. Department of Agriculture’s Natural Resources Conservation Service (NRCS) 
maps for Brevard County (Figure 4) depict two soil types underlying the Property.  
Following is a description of the mapped soil types as they occur in a natural 
environment. 
 
Tantile and Pomona sands (44) 
Tantile and Pomona sands is a poorly drained, nearly level soil typically found in flatwoods.  
the water table is within a depth of 10 inches for 2 to 4 months and between depths of 10 
to 40 inches for 6 months or more during most years.   
 
Waveland – Urban land complex (52) 
Nearly level Waveland soils make up 50 to 70 percent of the complex, and Urban land 
makes up 15 to 50 percent.  In undrained areas, the soils in this complex have a water 
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table within a depth of 10 inches for 1 to 4 months of most years.  However, drainage 
systems have been established in most areas and depth to the water table depends upon 
the efficiency of the drainage system.   
 
Past development and human activity surrounding and within the Property appears to 
have altered some of the characteristics possessed by the underlying soils.  However, 
for the most part, the soils underlying the Property appear consistent with the above 
descriptions. 
 
Vegetation and Community Types 
 
Different combinations of natural and human-influenced factors, such as surface 
elevation, hydrology, vegetative species and structure, soil characteristics, and degree 
and type of historical disturbance, will give rise to a variety of distinct ecological systems 
and functions, known as communities and land uses.  The Florida Land Use, Cover, and 
Forms Classification System (FLUCFCS) organizes most of the major categories of 
communities and land uses into particular descriptions, each corresponding to a different 
code number.  Using our field observations and the FLUCFCS system as a guideline, AES 
has identified the on-site community as it currently exists on the Property.  Figure 5 
depicts the code number of the on-site FLUCFCS category, specifically, Undeveloped 
Land Within Urban Areas (FLUCFCS Code Number 191). 
 
Following is a description of this classification, as it exists on the Property, along with an 
assessment of the jurisdictional wetland status based on the rules and regulations of the 
South Florida Water Management District (SFWMD) and the U.S. Army Corps of 
Engineers (ACOE). 
 
Undeveloped Land Within Urban Areas (191) 
The entire site can be designated this land use classification.   It appears single-family 
homes used to be present within the project site which is evident from historical 
photography as well as the presence of concrete pieces scattered around the site.  The 
entire property appears to have been maintained (i.e. mowed) for many years and 
vegetation is dominated by a groundcover of bahiagrass, Mexican clover, and opportunistic 
weedy species.  Also present around the perimeter of the Property are scattered live oak, 
laurel oak, and sea grape. 
 
This community type consists of upland habitat and will require no wetland permitting.  
 
Habitat Potential for Protected Wildlife Species 
 
A preliminary survey for listed species and suitable listed species habitats was completed 
on the Property.  This survey resulted in the determination that the Property does not 
support any listed species.   
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Summary & Conclusions 
The results of our survey indicate that the +1.66 acre Property is comprised solely of 
uplands and does not contain any state or federally listed species.  No wetland or wildlife 
permitting will be necessary in the development of this site. 
 
Should you have any questions or need additional information, please do not hesitate to 
contact our office. 
 
Sincerely, 
 
 
 
 
David G. Purkerson, MS, PWS    Jon H. Shepherd, MS, PWS 
Senior Ecologist     President/Ecologist 
 
 
Dist:  Mr. Damian Leslie – Creech Engineers, Inc. 



Sources: Esri, DeLorme, NAVTEQ, USGS, Intermap, iPC, NRCAN, Esri Japan,
METI, Esri China (Hong Kong), Esri (Thailand), TomTom, 2013

0 1 20.5 Miles

²

Project Boundary

Project: Family Dollar - Ft. Pierce
Figure 1:  Location Map

St. Lucie County, Florida AES Proj #: 1399

SITE



0 100 20050 Feet

²

Project Boundary

Project: Family Dollar - Ft. Pierce
Figure 2:  Property Map

2011 Aerial, St. Lucie County, Florida AES Proj #: 1399



0 1,000 2,000500 Feet

²

Project Boundary

Project: Family Dollar - Ft. Pierce
Figure 3:  USGS Topo Map

Ft. Pierce Quadrangle, St. Lucie County, Florida AES Proj #: 1399



0 100 20050 Feet

²

Project Boundary
44.  Tantile and Pomona sands
52.  Waveland - Urban land complex

Project: Family Dollar - Ft. Pierce
Figure 4:  NRCS Soils Map

2011 Aerial, St. Lucie County, Florida AES Proj #: 1399



0 100 20050 Feet

²

Project Boundary
191.  Undeveloped Land Within Urban Areas

Project: Family Dollar - Ft. Pierce
Figure 5:  Land Use (FLUCFCS) Map

2011 Aerial, St. Lucie County, Florida AES Proj #: 1399



M c M A H O N  A SS O C I A TE S ,  I N C .

5500 Village Blvd | Suite 103 | West Palm Beach, FL 33407

p 561-840-8650 | f 561-840-8590

www.mcmtrans.com

P R I N C I P A L S
Joseph W. McMahon, P.E.

Joseph J. DeSantis, P.E., PTOE
John S. DePalma

William T. Steffens
Casey A. Moore, P.E.

Gary R. McNaughton, P.E., PTOE
 

A S S O C I A T E S
John J. Mitchell, P.E.

Christopher J. Williams, P.E.
R. Trent Ebersole, P.E.

Matthew M. Kozsuch, P.E.

   

Corporate Headquarters: Fort Washington, Pennsylvania 

Serving the East Coast from 11 offices throughout New England, the Mid-Atlantic, and Florida 

 

August 30, 2013 

 

 

VIA E‐MAIL 

 

Mr. Chuck Borysiak, Development Manager 

The Hutton Company 

736 Cherry Street 

Chattanooga, TN  37402 

 

RE:  Family Dollar Fort Pierce Traffic Analysis 

  McMahon Project No. N13565.01 

 

Dear Mr. Borysiak: 

 

McMahon Associates,  Inc.  (McMahon) has completed a  traffic analysis  for a parcel of  land  located at 

1210 S. 25th Street,  in Fort Pierce.   The  site  is currently vacant.   The proposed development, with an 

anticipated buildout year of 2014, will include an 8,320 square‐foot Family Dollar.   

 

Trip Generation Analysis 

Using  trip generation  information obtained  from  the  Institute of Transportation Engineers  (ITE), Trip 

Generation Manual, 9th Edition, trip generation estimates were developed for the proposed development.  

A pass‐by  rate was not  available  from  ITE  for Land Use  814 Variety  Store.   Therefore,  the pass‐by 

capture rate for the proposed land use was based on the pass‐by rate for Land Use 815 Free Standing 

Discount  Store.    The  trip  generation  analysis,  summarized  in  Table  1,  indicates  that  the  proposed 

development is anticipated to result in 442 new daily trips, 27 new AM peak hour trips and 47 new PM 

peak hour trips.  Excerpts from ITE are attached in Appendix A. 

 

Site Access 

Access  to  the  site  is  proposed  via  one  (1)  full  access driveway  connection  to  each  of  the  following 

roadways:  S. 25th Street, Mississippi Avenue and Ormond Avenue.     

 

Project Distribution and Assignment 

The  project  trip  distribution  for  the  proposed  development,  graphically  depicted  on  Figure  1, was 

based on a review of the surrounding roadway network volumes and land uses.   Driveway volumes, 

shown on Figure 1, were assigned  to  the driveway connections based on  the trip generation and  trip 

distribution analyses. 

   



DAILY

ITE

CODE IN OUT TOTAL IN OUT TOTAL

PROPOSED USE

Variety Store(3) 814 8,320 SF T =  64.03 (X) 50% 50% 267 266 533 91 17.00% 221 221 442

AM PEAK HOUR

ITE

CODE IN OUT TOTAL IN OUT TOTAL

PROPOSED USE

Variety Store(3) 814 8,320 SF T =  3.81 (X) 50% 50% 16 16 32 5 17.00% 14 13 27

PM PEAK HOUR

ITE

CODE IN OUT TOTAL IN OUT TOTAL

PROPOSED USE

Variety Store(3) 814 8,320 SF T =  6.82 (X) 50% 50% 29 28 57 10 17.00% 24 23 47

(1) Source: Institute of Transportation Engineers, Trip Generation Manual, 9th Edition.  

(2) Pass‐by rate for LU 814 based on Pass‐by rate for LU 815 since no information is provided for LU 814.  

(3) IN/OUT split for AM and PM peak hours based on daily IN/OUT split since no information is provided for the peak hours.   

TABLE 1

TRIP GENERATION ANALYSIS

FAMILY DOLLAR FORT PIERCE TRAFFIC ANALYSIS

LAND USE INTENSITY
TRIP GENERATION 

RATE (1)
IN OUT

TOTAL TRIPS
PASS‐BY(2)

NEW TRIPS

LAND USE INTENSITY
TRIP GENERATION 

RATE (1)
IN OUT

TOTAL TRIPS

LAND USE INTENSITY
TRIP GENERATION 

RATE (1)
IN OUT

TOTAL TRIPS
PASS‐BY(2)

NEW TRIPS

PASS‐BY(2)
NEW TRIPS

F:\FL\13565N_HuttonCo_FamilyDollarFtPierce\13646N_01\TrafficAnalysis\Analysis Tables.xls
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Figure 1

Project Distribution and Driveway Traffic Volumes
Family Dollar Fort Pierce Traffic Analysis

Fort Pierce, Florida
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Mr. Chuck Borysiak  

August 30, 2013 

Page 4 

Roadway Capacity Analysis 

S. 25th Street is a four‐lane, undivided roadway with a center two‐way, left‐turn lane.  S. 25th Street near 

the project site currently operates at Level of Service B during both the AM and PM peak hours based 

on  the  latest  traffic  counts provided by  the St. Lucie County Transportation Planning Organization.  

With the minor increase in traffic anticipated from the proposed development, S. 25th Street is expected 

to continue to operate at an acceptable level of service.     

 

Conclusion 

Based on  the  analysis  contained herein,  the proposed development  is  expected  to  result  in minimal 

impact  to  the surrounding roadway network.   S. 25th Street  is anticipated  to operate at an acceptable 

level of service at the buildout of the project.            

 
Sincerely, 

 

 

 

Natalia T. Lercari, P.E. 

Project Manager 

 

NTL/hsv 

Attachments 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
F:\FL\13565N_HuttonCo_FamilyDollarFtPierce\13646N_01\Admin\ltrCB083013.docx 



 

 

 

 

 

APPENDIX A 

 

TRIP GENERATION INFORMATION 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 












