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North South East West 

    
 

   D E V E L O P M E N T   R E V I E W  
 
 

General Information 
 
 Incomplete     application     packets 

cannot be accepted. 
 

  Site Plan approval is valid for one (1) 
year following City Commission 
approval.   In order to maintain site 

Choose Application Type: 
 
Application Type 
 Site Plan  Conditional Use with New Const.  Major Amendment 
 Conceptual Development Plan  Minor Amendment 
 
 
Site Information: 

plan approval, vertical improvements, 
permitted by the Building Department 

Non-Residential: Proposed Sq. Ft.:    Residential: Proposed Units:   

must commence prior to the 12- 
month expiration date, and building 
permits must be maintained until site 
plan is completed, per plans, or 
approval shall lapse. 

Surrounding Uses:  (i.e. single family home, retail, industrial, etc.) 

 
 
 
 

Site Plan submittal requirements: 
 

Submit one (1) original & thirteen (13) hard copies and one (1) CD of the following. 
Additional copies will be required of subsequent submittals. 

 
 Complete notarized application 

 
 Warranty Deed 

 
 SLC Property Record Card 

 
 Statements of ownership & control of proposed development. Statement describing 
in detail: character & intended use. 

 

 
 General location map (see Section 22-58.d.2) 
  

 Survey (see Section 22-58.d.3) 
 

 
 Site Plan (see Section 22-58.d.4) 

 

 
 Landscaping Plan (see Section 22-187) 

 

 
 Storm Drainage Plan (see Section 22-58.d.6) 

 

 
  Environmental Impact Report 

 

 
 Beach/Dune System protection plan, if applicable (see Section 22-58.d.7) 

 

 
 Lighting Plan (see Section 22-58.d.8) 
  
 Design Review submittals (see Design Review application) 

 
 Traffic Impact Report 

 

 
 Concurrency Review submittals (see Concurrency Review application) 

650,000 +  
700 hotel rooms 1,000 
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STATEMENT OF OWNERSHIP AND CONTROL 

 The land which is the subject of this application is 100% owned and controlled by 

Willow Lakes, LLC (see Special Warranty Deed included in this submittal).  Attached hereto is a 

copy of the printout from the Florida Secretary of State (Sunbiz) and the Articles of Organization 

of Willow Lakes, LLC, showing that it is a manager-managed limited liability company, and the 

current Managers are Roland G. Labonte and Chad Labonte. 

 The character and intended use of the project are described in detail in the Project 

Narrative, set forth in the Planned Development Guidelines. 



Division of Corporations

: OJ

OilPOil/.'i'iOi G
!J1 ■'li-' l'if j'.!!!-.- "f '■{■■f'jJ". ..-''ri;.-

Department of State / Division of Corporations / Search Records / Detail

Detail by Entity Name
Florida Limited Liability Company
WILLOW LAKES. LLC

Filing Information

Document Number L03000007328

FEI/EIN Number 54-2099867

Date Filed 02/27/2003

State PL

Status ACTIVE

Last Event LC AMENDMENT

Event Date Filed 10/30/2019

Event Effective Date NONE

c/o DEI Property Management LLC
433 South Main Street

218

West Hartford, CT 06110

Changed: 02/15/2016

Mailing Address

do DEI Property Management LLC
433 South Main Street

218

West Hartford. CT 06110

Changed: 02/15/2016

Registered Agent Name & Address

LABONTE, Roland G
376 Eagle Drive
Jupiter, PL 33477

Name Changed: 02/15/2016

Address Changed: 02/15/2016

Authorized Person(s) Detail

Name & Address

Title MGR
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GENERAL LOCATION MAPS 

WILLOW LAKES, LLC 
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WILLOW LAKES, LLC 
FORT PIERCE, FLORIDA 

 

CONCEPTUAL STORMWATER MASTER PLAN 
 

The purpose of this Report is to present the Conceptual Stormwater Master Plan design for the 
proposed ~200.30-acre project. The site is located on the northwest corner of the intersection 
of Midway Road (CR 712) and Interstate 95 in Sections 2 & 3, Township 36 South, Range 39 
East, in the St Lucie County, Florida.  The latitude of the project site is 27° 22' 36" North and 
the longitude is 80° 25' 00" West. 

This Report is prepared to support the rezoning of the project site to the Planned Development 
(PD) zoning. The project will consist of residential, commercial, retail, restaurant, office, hotel, 
entertainment, and recreational uses, and will include buildings, recreational facilities, roadway, 
parking, walkways, preserve areas, and associated stormwater management, drainage, 
paving, grading, and utility improvements in accordance with Ft. Pierce land development 
regulations.  

SECTION I: PRE – DEVELOPMENT CONDITIONS 

The site is undeveloped and was previously used for cattle and agriculture; and contains 
existing drainage ditches, drainage canals, wetlands and natural vegetation.  The site contains 
a large ~ 35.54-acre lake adjacent to Interstate I-95 that was excavated as a soil borrow area.  
The drainage ditches generally drain the site from the west to east and the site ranges in 
elevation from approximately 21 ft NAVD (in portions of the ditches) to approximately 24 ft 
NAVD (in the ridge areas).  The average elevation of the site is predominately 22 ft NAVD.  The 
on-site wetlands outfall through the site via the existing drainage ditches. 

The project site is located in the North St. Lucie River Water Control District (NSLRWCD). Two 
(2) NSLRWCD Canals drain the site: Canal No. 93 borders the western boundary; and Canal 
102 borders the northeast boundary.  

The site was previously permitted with the Walton property to the north as The Provences 
under SFWMD Conceptual Environmental Resource Permit (ERP) No. 56-02538-P.  This 
permit provided for discharge into the NSLRWCD Canals noted above.  The allowable 
discharge into NSLRWCD Canals is the volumetric equivalent of 2 inches per acre per day for 
the 10-year 3-day storm event.  Please refer to the Conceptual Stormwater Master Plan 
(Exhibit 1) showing the discharge rate calculation and direction of flow for the project site. 

SECTION II: POST – DEVELOPMENT CONDITIONS 

Exhibit 1 depicts the proposed Stormwater Management (SWM) System layout which includes 
multiple wet detention ponds, canals, and lakes that will outfall into the existing lake adjacent 
to Interstate I-95. The conceptual SWM System plan design depicts the proposed basin 
boundaries, flow directions, and control elevation of the existing lake, and includes over 20% 
of the project site area for lakes, canals, and flow ways. 

1. All storm drainage facilities shall conform to Chapters 17 and 18 of the Fort Pierce Code of 
Ordinances and the “Standard Specifications” adopted by the City Commission on February 
13, 1973, as amended. 
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2. The proposed SWM System will be designed as a Flow Way to convey stormwater drainage 
runoff into the existing lake. The existing lake will be modified with littoral plantings and will 
outfall into the NSLRWCD Canal 102.   
 

3. The SWM Flow Way will consist of stormwater piping, canals, ponds, and lakes that will be 
designed to provide an earthwork fill source for the development areas, and to minimize 
storm sewer piping and inlets. 

 
4. The Flow Way and existing lake system will be designed to meet NSLRWCD flow capacity 

requirements and may be modified as part of the SWM System. 
 

5. The Flow Way and existing lake will provide water quality treatment, nutrient reduction, and 
peak discharge attenuation for the proposed development using littoral plantings and deep 
cell areas in accordance with South Florida Water Management District (SFWMD) and 
NSLRWCD regulatory criteria and design requirements, prior to outfall into NSLRWCD 
Canal 102.  

 
6. The SWM System will consist of storm sewer systems and canals in the developed areas 

to conduct the site runoff to the wet detention lakes and Flow Way System. 
 

7. It is important to note that the Wavegarden Cove Surf Park will not be part of the stormwater 
management system.  The Surf Park design contains its own water treatment system that 
will reuse and recirculate the surf lagoon water. 

SECTION III: STORMWATER MANAGEMENT DESIGN FOR THE DEVELOPED AREAS  

1. The SWM System for the developed areas will consist of a combination of storm sewer 
systems, canals, lakes and the Flow Way System to provide required water quality 
treatment, detention storage, conveyance and discharge attenuation in accordance with 
City of Fort Pierce, NSLRWCD and SFWMD development requirements and regulatory 
criteria.   
 

2. Planted Stormwater Treatment Areas (STAs), littoral zones, meandering canals, and wet 
detention systems will be incorporated into the SWM System as part of the required water 
quality treatment, storage, conveyance and discharge attention system. 
 

3. Treated stormwater will be used to maintain recommended wetland hydro-periods for all 
wetland areas to remain.   

 
4. Normal water/control elevations, design storm peak stages (10 yr/25 yr/100 yr), and 

allowable discharge rates and volumes for the SWM System will be determined by detailed 
hydraulic and hydrologic modelling, based on City of Fort Pierce, NSLRWCD and SFWMD 
regulatory criteria.   

 
5. Minimum Finished Floor elevations will be set by the 100 yr/3-day peak stage, perimeter 

berms and canal conveyance minimum elevations will be set by the 25 yr/3-day design 
stage, and minimum road grades and minimum parking area elevations will be set by the 
10 yr/1-day peak stage. 
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SECTION IV: PERMITTING 

The project will require stormwater management system construction permit approvals from: 

• City of Ft. Pierce 

• Army Corps of Engineers (ACOE) 

• NSLRWCD 

• SFWMD 

Several Pre-Application Meetings were held with the City, NSLRWCD, and SFWMD. The 
project will require multiple SFWMD Environmental Resource Permits (ERP) depending on the 
project phasing:   

• A Conceptual SFWMD Individual ERP is required for the total site development;  

• A Construction SFWMD General ERP is required for the Phase 1 project development; 

• Additional SFWMD General ERPs will be required for future development phases. 

An ACOE master ERP will be required for the project and SFWMD construction dewatering 
and irrigation water use permits will also be required for each phase of development. 

 
 
 
 

END OF CONCEPTUAL SURFACE WATER MASTER PLAN 
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I. INTRODUCTION –  
 
This Environmental Assessment documents and summarizes the various natural resources and man-
made alterations present on the property referred to as the Willow Lakes site. The project site, as 
shown on Figure 1, in Appendix A is + 200.3 acres and is located at the northwest corner of I-95 and 
Midway Road (S.R. 709). The property lies within Sections 2 & 3, Township 36 South, Range 39 
East in the City of Fort Pierce, St. Lucie County, Florida (see Figure 2, USGS Quadrangle Map in 
Appendix A).  
 
 
 
II.       GENERAL PROPERTY DESCRIPTION –  
 
The property is bounded to the north and west by undeveloped lands, to the east by undeveloped 
land and the Gordy Road, and to the south by Midway Road (please refer to Figure 3, Aerial 
Photograph, in Appendix A for existing surrounding conditions). The property is undeveloped and is 
comprised of a combination of open and wooded pastures, areas dominated by exotic vegetation, 
man-made surface waters, and freshwater wetlands. Electrical transmission lines are present on the 
site, as well; one set in a south-to-north orientation and one in a southeast-to-northwest orientation.  
Detailed discussions of land cover types are described in subsequent sections of this report.  
 

 
 

III. SOIL TYPES -  
 
A Soils Report generated by the United States Department of Agriculture/Natural Resources 
Conservation Service is provided in Appendix B of this report. The soils report identifies mainly 
sand-based soils and open water throughout the project site. 
 
 
 
IV. EXISTING LAND COVER TYPES –  
 
The following is a summary of the land cover types and vegetative communities found on the subject 
site. Land cover and vegetation community classifications are mapped based on the Florida Land 
Use, Cover and Forms Classification System (FLUCFCS) developed by the Florida Department of 
Transportation. Field reconnaissance and aerial photograph interpretation were employed in the 
mapping of the vegetative communities on the subject property.  
 
There are several different FLUCFCS classifications present on the site based on fieldwork 
conducted by EW Consultants, Inc. in February, 2020. They include Improved Pastures (211); 
Woodland Pastures (213); Pine Flatwoods (411); Brazilian Pepper (422); Reservoirs larger than 10 
acres but less than 100 acres (533); and Freshwater Marshes (641). The Electrical Transmission 
Lines on-site (832) contain Improved Pasture (211), Woodland Pasture (213), and Freshwater Marsh 
(641) within their alignments.  A graphic of the observed land cover types is included as Figure 4 in 
Appendix A of this report. The land cover types on the property are described as follows: 
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211 Improved Pastures 
 
This is a sub-category of the FLUCFCS Agriculture classification and includes areas that contain a 
sparse tree canopy or no tree canopy at all. Dominant vegetation includes a variety of non-native 
grass species that have been introduced to the property as forage for livestock as well as naturally-
occurring ruderal grasses and weeds. These species are typical of pasture lands in the region and 
includes, but is not limited to, smut grass, Bahia grass, torpedo grass, Caesar-weed, beggars ticks, 
and ragweed. Native canopy trees that are present within this land cover type include slash pine, 
cabbage palm, laurel oak, and live oak. Other native species were also observed in areas where 
native trees occur and include saw palmetto, gallberry, grape vine, smilax vine, poison ivy, and 
swamp fern.  
 
 
213 Woodland Pastures 
 
This classification and includes areas where woodlands are used for cattle grazing.  While the 
vegetative understory layer has been cleared, native canopy trees remain and native grasses have 
partially regenerated.  For the 213 areas on the subject site, the tree canopy is dominated by slash 
pine (Pinus elliottii), and can be found generally within the far western and far eastern edges of the 
site (small patches occur in the south-central portion of the site), typically surrounded by improved 
pasture.  These areas have been impacted by years of cattle grazing activities.  Slash pine and 
various broomsedge and bluestem grasses are the dominant plants species within this land cover 
category. 
 
 
411 Pine Flatwoods  
 
This is a sub-category of the FLUCFCS Upland Forests classification and includes areas where the 
tree canopy is dominated by slash pine (Pinus elliottii).  The soil is typically poorly to moderately 
well-drained with occasional organic layers associated with the sandy layers.  The native areas of 
pine flatwoods are generally found in the north-central portion of the site.  While most of this habitat 
appears to be in good ecological condition, lack of regular land management activities such as 
burning and roller-chopping have allowed the understory plants to dominate thus restricting native 
grasses from spreading.  Slash pine (Pinus elliottii), saw palmetto (Serenoa repens), and gallberry 
(Ilex glabra) are the dominant plants species within this land cover category. 
 
 
422 Brazilian Pepper 
 
These areas on-site are dominated by the exotic Brazilian pepper tree.  This tree tends to dominate a 
landscape once present, shading out the forest floor and prohibiting desirable native species from 
establishing.  Therefore, these areas provide very little wildlife habitat potential. 
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533 Reservoirs Larger Than 10 Acres/Less Than 100 Acres 
 
A man-made reservoir exists within the northeastern portion of the site just west of I-95/Gordy 
Road.  It is generally rectangular in shape, and its banks consist of cattails, Carolina willow, 
primrose willow, torpedo grass, and other weedy species. 
 
 
641 Freshwater Marshes 
 
This is a sub-category of the FLUCFCS wetlands classification and includes long-hydroperiod 
aquatic vegetation generally associated with depressional wetlands.  These wetlands may contain 
water throughout the year, or go completely dry during prolonged drought periods.  Such habitats 
provide a variety of wildlife with foraging and nesting opportunities.  The marsh wetlands occur 
throughout the site within the pasture areas (both improved and woodland), and are generally in poor 
to fair ecological condition due to the historic agricultural use of the site as well as the routine 
maintenance of the powerline easements.  The vegetation in these marshes predominantly includes 
the following species: chestnut sedge (Fimbristylis spadicea), seedbox (Ludwigia alternifolia), St. 
John’s wort (Hypericum brachyphyllum), pickerelweed (Pontederia cordata), bladderwort 
(Utricularia spp.), maidencane (Panicum hemitomon), Tracy’s beakrush (Rhynchospora tracy), 
spatterdock (Nuphar spp.), corkwood (Stillingia aquatica), and duck potato (Sagittaria graminea). 
 
 
832 Electrical Transmission Lines  
 
There are two sets of electrical transmission lines that are present within the project site; one aligned 
south-to-north within the eastern portion of the property and one aligned southeast-to-northwest 
located in the central and northwest portions of the project site.  The land cover underneath the 
powerlines (and therefore within the easements of the powerlines) include Improved Pasture (211), 
woodland pasture (213), and Freshwater Marsh (641) as described above. 
 
 
V. LISTED SPECIES DISCUSSION –  
 
Because of the various types of land cover found on the property, the project site provides potential 
foraging and nesting habitat for a variety of state and federally listed wildlife species.  In particular, 
the on-site water resources (wetlands and reservoir) could provide habitat for several listed species, 
including a myriad of wading birds such as wood stork, roseate spoonbill, sandhill cranes, as well as 
various ibis and herons.  Protected avian species observed foraging on-site at the time of the site 
visits included the state threatened sandhill crane. 
 
Listed species which may nest or forage within upland habitats on-site include the federally and state 
endangered red-cockaded woodpecker and the federally and state threatened crested caracara.  The 
likely presence of the woodpecker is minimal due to its habitat preference for old longleaf pine trees 
with soft cores, which is lacking on-site.  Caracara prefer open pasture with scattered and isolated 
cabbage palms, which does exist on the project site.  However, recent caracara surveys performed on 
adjacent sites along Midway Road just west of I-95 revealed no nesting pairs in the area.   
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Upland areas, in particular the pine flatwoods and woodland pastures, serve as potential burrowing 
and foraging habitat for the state threatened gopher tortoise.  During the recent site visits, several 
potentially occupied burrows of this species were observed within the project site’s upland areas.  A 
systematic gopher tortoise survey will be required within the entire development footprint’s upland 
area of the site prior to new construction activities, and tortoises will have to be relocated to a state-
approved receiver site per Florida Fish & Wildlife Conservation Commission (FFWCC) guidelines. 
 
A search of the FFWCC water bird colonies database is shown on Figure 5 in Appendix A.  The data 
reveal that numerous colonies within 20 miles of the project site have been documented, mainly 
along major waterways and wetland systems in the region. Since the foraging range of a wood stork 
is generally recognized as 18.6 miles from its colony, the project site is located within a wood stork 
foraging area.  Therefore, aquatic features within the boundaries of the project site may be used as 
foraging areas by the wood stork as well as other wading birds. 
 
Although  the  bald  eagle has been  removed  from  the  Endangered Species  Act  list, it remains  
protected under the Bald and Golden  Eagle  Protection Act.  The subject property contains mature 
slash pines that could provide potential nesting opportunities for bald eagles and is located within a 
few miles of major foraging areas, such as the St. Lucie River and Indian River Lagoon, and 
numerous regional and local waterways and lakes. Bald eagles have recently been observed in-flight 
in the immediate area.  However, no bald eagle nests were observed on-site during the 2020 site 
visits. The closest recorded nests are located to the southwest (SL009) along S.R. 609 and northeast 
(SL006) along just east of I-95 at 10-Mile Creek. A map showing Florida Fish and Wildlife 
Conservation Commission documented bald eagle nests is attached as Figure 6 in Appendix A. 
 
Non-listed species observed on-site during the recent site visits include: red-shouldered hawk, 
mourning dove, blue jay, mocking bird, gray cat-bird, pileated woodpecker, raccoon, wild turkey, 
feral hogs (tracks and scat), white-tailed deer (tracks), coyote (scat), among others. 



 

 

 

 

 

APPENDIX A 

 
Figure 1 – Location Map 

Figure 2 – USGS Quadrangle Map 

Figure 3 – 2018 Aerial Photograph 

Figure 4 – FLUCFCS/Land Cover Map 

Figures 5 – FFWCC Wading Bird Colonies 

Figure 6 – FFWCC Eagle Nest Locations 
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

2 Ankona and Farmton sands 17.6 8.8%

25 Nettles and Oldsmar sands 41.7 20.8%

26 Oldsmar sand, depressional 2.4 1.2%

32 Pineda sand, 0 to 2 percent 
slopes

45.6 22.8%

43 Susanna and Wauchula sands 7.2 3.6%

44 Tantile and Pomona sands 37.6 18.8%

48 Wabasso sand, 0 to 2 percent 
slopes

29.0 14.5%

99 Water 19.2 9.6%

Totals for Area of Interest 200.2 100.0%

Soil Map—St. Lucie County, Florida Willow Lakes

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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Page 3 of 3



BEACH/DUNE SYSTEM PROTECTION 
PLAN - N/A



LIGHTING PLAN - N/A



DESIGN REVIEW SUBMITTALS - N/A



TRAFFIC IMPACT REPORT - PENDING



Vacant/Walton 

Vacant/LTC Ranch, FPL 

Vacant/Walton 

Tropicana Mfg. 

MXD 

INST/IND 

MXD 

CG/CH/ROI/CS (City of PSL)  
MXD and T/U (SL County) 

PD 

IL 

TBD (City of PSL approved DRI)
& PUD 

PD 

Agriculture - 2.5 (AG2.5) 

Planned Development (PD) 

200.3 

200.3 

MXD 

1,000 du's / 675,000 s.f. /  
700 hotel rooms 

80 du's/1,306,800 s.f. 
(4,356,000 s.f. aquaculture) 
 

X 

SEE ATTACHMENT

MXD



SEE ATTACHMENT

888.7 ac. 
222.18 ac. 
111.09 ac. 
60.43 ac. 

936.54 
234.14 
117.07 
63.68 

+47.84 
+11.96
+5.98 
+3.25 

 
 
 

PROPOSED 
Single Family (SF) = 300du 
Multi-family (MF) = 700du 

CURRENT  
Single Family (SF) = 80du  
Multi-family (MF) = N/A 

Samuel Gaines Academy Fort Pierce Central
Fort Pierce Fort Pierce
5 miles   5 miles 

 80du x 0.405 = students x 0.7 = 23       80du x 0.405 = students x 0.3 = 10     

SF = 300du x 0.405 = students x 0.7 = 85     SF = 300du x 0.405 = students x 0.3 = 36 
MF = 700du x 0.207 = students x 0.7 = 101    MF = 700du x 0.207 = students x 0.3 = 44  
+163 +70 

80 units = 11 yards (8 yards/60 units = 0.133 yards x 80 units = 11 yards) 

1000 units = 133 yards (8 yards/60 units = 0.133 yards x 1000 units = 133 yards) 

+122 yards 



PENDING TRANSPORTATION 
IMPACT REPORT

X 

8 

8 

150 

150 

700 7

See Exhibit 1 to Conceptual Stormwater Master Plan addressing 
allowable discharge



X 

X 

X 

See Table 1.1 in the Planned Development Guidelines 
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A. POTABLE WATER 

 

 

Current Zoning: 

 

 

80 du x 2.6 x 100 gpd  =  20,800  gpd 

4,356,000 x 0.125 =  544,500  gpd 

     565,300  gpd 

  

Proposed Zoning: 

 

 

1000 du x 2.6 x 100 gpd =  260,000  gpd 

675,000* s.f. x 0.125 =  84,375  gpd 

700 hotel rooms x 100** gpd =  70,000  gpd 

     414,375  gpd 

  

Change in Demand:    -150,925  gpd 

 

 

*650,000 s.f. + 25,000 s.f. for Surf Pool and Outdoor Entertainment ancillary facilities 

 

** Florida Administrative Code Section 64E-6.008 Table #1 
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B. WASTEWATER 

 

 

Current Zoning: 

 

 

80 du x 2.6 x 100 gpd  =  20,800  gpd 

4,356,000 x 0.1 =  435,600  gpd 

     456,400  gpd 

  

Proposed Zoning: 

 

 

1000 du x 2.6 x 100 gpd =  260,000  gpd 

675,000* s.f. x 0.1 =  67,500  gpd 

700 hotel rooms x 100** gpd =  70,000  gpd 

     397,500  gpd 

  

Change in Demand:    -58,900  gpd 

 

 

*650,000 s.f. + 25,000 s.f. for Surf Pool and Outdoor Entertainment ancillary facilities 

 

** Florida Administrative Code Section 64E-6.008 Table #1 

 

 





N/A 

TBD - General Location: Lying northwesterly of the interchange of W. Midway Road and I-95 
(Section 02 and 03, Township 36S, Range 39E) 

3302-212-0001-000-4 

200.3 acres 

MXD 

AG 2.5 

PD 

Concurrency Capacity Analysis 
Development Review Application and 



No 

Vacant/Walton 

Tropicana Mfg.

Vacant/Walton 

MXD

INST/IND

MXD

PD 

Vacant/LTC Ranch, FPL  CG/CH/ROI/CS (City of PSL)    MXD and T/U (SL County) 
TBD (City of PSL approved 
DRI) & PUD

IL 

PD

SEE ATTACHMENT

MXD Agriculture - 2.5 
(AG2.5)
Planned Development 
(PD) 

80 du's/1,306,800 s.f.
(4,356,000 s.f. aquaculture)

1,000 du's / 675,000 s.f. / 
700 hotel rooms

200.3 X

200.3

Vacant land under cattle lease 

specifically set forth in the Planned Development Guidelines submitted herewith. 
Applicant intends to develop the property as a mixed-use project, as more  

MXD



SEE ATTACHMENT 

888.7 ac. 936.54 +47.84
222.18 ac.             234.14 +11.96
111.09 ac.             117.07

  63.68 +3.25 60.43 ac. 
+5.98 

CURRENT
Single Family (SF) = 80du 
Multi-family (MF) = N/A 

PROPOSED 
Single Family (SF) = 300du 
Multi-Family (MF) = 700du 

Samuel Gaines Academy Fort Pierce Central
Fort Pierce Fort Pierce
5 miles 5 miles

80du x 0.405 = students x 0.7 = 23 80du x 0.405 = students x 0.3 = 10
SF = 300du x 0.405 = students x 0.7 = 85
MF = 700du x 0.207 = students x 0.7 = 101

SF = 300du x 0.405 = students x 0.3 = 36
MF = 700 du x 0.207 = students x 0.3 = 44

+163 +70

80 units = 11 yards (8 yards/60 units = 0.133 yards x 80 units = 11 yards)
1000 units = 133 yards (8 yards/60units = 0.133 yards x 1000 units = 133 yards) 
+122 yards
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STATEMENT OF NEED AND COMPATIBILITY 

 

The applicant proposes to develop a mixed-use urban village, including residential, retail, 

restaurants, and other commercial uses, with a beach community theme, anchored by a world-class 

surf park.  There is a need for the requested zoning atlas map amendment, changing the zoning of 

the property from the County Agricultural 2.5 (AG 2.5) zoning to the City Planned Development 

(PD) zoning, in order to execute this vision.  The property has retained the County’s AG 2.5 zoning 

designation from prior to the property’s 2010 annexation into the City, and this zoning is both 

incompatible with the City Code and with any future development of the property.  The PD zoning 

is the appropriate zoning category for the development of a mixed use project, because the PD 

zoning category is “intended to promote flexibility of design and permit planned diversification 

and integration of uses and structures, while at the same time granting the city commission the 

absolute authority to establish such limitations and regulations as it deems necessary . . .” (Section 

22-40 of the City Code). 

The proposed zoning amendment will result in an orderly and logical development pattern 

by insuring a well-designed and master-planned community, with uses that are compatible with 

each other and with the surrounding area.  Furthermore, the project located adjacent to the subject 

property to both the north and west, and which will utilize shared access to Midway Road, is also 

zoned PD (The Village at Midway Planned Development).  The subject property is bounded by 

Midway Road on the south, and on the south side of Midway Road is the west side of the LTC 

Ranch DRI, which is also approved for a mix of residential and commercial development.  The 

subject property is bounded by I-95 on the east, and on the east side of I-95 is the Tropicana plant, 

which includes a large undeveloped parcel adjacent to I-95.  The proposed Planned Development 

on the subject property has been designed to be compatible with these neighboring properties, and 

the applicant has had several meetings and conversations with the owners and developers of both 

The Village at Midway PD and the LTC Ranch DRI. 

The proposed zoning amendment is consistent with the Goals, Objectives and Policies of 

the City’s Comprehensive Plan.  Objective 1.1 of the Future Land Use Element of the City’s 

Comprehensive Plan states, “The City shall adopt and implement the Future Land Use Map to 

designate future land uses that regulate uses, densities and intensities that enhance its 

neighborhoods and districts, stimulate tourism and the local economy, and are compatible with its 

small-town character.”  The proposed zoning change will achieve this goal by providing for the 

development of a master-planned residential and commercial development, with a walkable beach-

town theme, anchored by a surf park, which will be a major tourist draw to the area, with the goal 

of providing a mix of complementary uses that feed off of that tourism. 

The proposed zoning amendment is also consistent with Policy 1.1.4 of the Future Land 

Use Element of the City’s Comprehensive Plan, which describes the purpose of the Mixed Use 

Development (MXD) future land use designation, as follows (in part): “The MXD designation is 

intended to promote intensification, redevelopment, and revitalization of the areas targeted for 

live/work environments.  This area is characterized by development that promotes the creation of 

well-planned centers designed to integrate a variety of complementary uses.”  The proposed 

zoning amendment and related Planned Development Guidelines and Master Plan will achieve the 

goals of the MXD future land use.  The proposed Planned Development is also in compliance will 

all of the use, density and intensity requirements for MXD as set forth in the Comprehensive Plan. 
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A Member of ALFA International - The Global Legal Network 

 

July 15, 2020 

VIA EMAIL 

Jennifer Hofmeister 

Planning Director 

City of Fort Pierce 

100 N U.S. Highway 1 

Fort Pierce, FL 34950 

 

 

 

 

Re: Willow Lakes, LLC / Planned Development Rezoning 

Dear Ms. Hofmeister: 

On behalf of Willow Lakes, LLC, I am submitting the following items, which are 

attached hereto: 

1. Revised Planned Development Guidelines; and 

2. Supporting Documentation. 

The attached Planned Development Guidelines and Supporting Documentation have been 

revised in order to address comments provided in the letter dated June 30, 2020, from Vennis 

Gilmore.  Please see the following responses to the comments from Mr. Gilmore’s letter in bold 

below: 

1. Staff recommends dividing the subject document into a PD development 

regulations and other as supporting documentation to supplement the application. 

Done.  Documents have been divided into PD Regulations and Supporting 

Documentation as requested. 

2. Page 11 states the surf park is 8 acres and the traffic study states the size as 9.5 

acres. Please clarify. 

The language in the PD Guidelines has been revised to reflect that the wave 

pool will be 9.5 acres, consistent with the traffic report.  We anticipate that 



Jennifer Hofmeister  

July 15, 2020 

Page 2 
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the 9.5 acres will include the wave lagoon, perimeter deck and associated 

pools. 

3. Please consider adding Vacation Rentals to the list of uses to avoid the need to go 

through the Conditional Use process. 

Vacation rentals have been added to the list of permitted uses under Medium 

Density Residential and Residential-High Density/Mixed Use. 

4. Please specify what agricultural uses are proposed before each tract of land is 

developed. 

Description of permitted agricultural uses has been added. 

5. If not proposing design review guidelines that exceed current City Code 

requirements, than City Code Section 22-59 shall apply. 

Noted.  References to City Code Section 22-59 have been deleted.  Language 

has been added on page 11 providing for the submission of proposed design 

standards to the City with a later phase of the project. 

6. Please consider removing the dates of construction phases and just have projected 

length of anticipated time necessary for each phase. 

Done. 

7. When is the anticipated time for Phase 1 submittal?  

We anticipate filing the application for Phase 1 approximately six months 

after obtaining final approval of the Planned Development zoning. 

Thank you again for the assistance from you and your staff in moving this project 

forward. 

Best regards, 

 

W. Lee Dobbins 

WLD:sh 

Enclosures 

cc: Vennis Gilmore (via email) 

 Chad LaBonte (via email) 

 Roland LaBonte (via email) 

 Geoff Fitzgerald (via email) 

 Susan O’Rourke (via email) 
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I. LOCATION EXHIBIT 

  



EXIST. METAL RAILING(TBR AND RESET ORREPLACED)METALRAILING (TBR)PROP. ACCESSIBLE SPACE & SIGNMOUNTED ON CONC. BOLLARD BASE.ACCESSIBLE PARKING SPACES TO BECONCRETE. (TYP. OF 3 - ONE WITH VAN)8"/SYSLPROP. CONC. RAMP (TYP.)PROP. PAVEMENT MARKING (TYP.) PROP. "PULL FORWARD"SIGN
6"/SYSL100' QUEUEPROP. DIGITAL MENUBOARD, ORDERDISPLAY/SPEAKER, ANDFOUNDATIONS WITHLOOP DETECTORPROP. GATEWAYCLEARANCE BAR &FOUNDATIONPROP. DIGITALPRE-BROWSE BOARDAND FOUNDATIONPROP.CONC.MAT

20' MIN. REAR YARD SETBACK LINEREFER TO ARCHITECTURAL PLANS BYOTHERS FOR DOOR MODIFICATIONSTO COMPLY WITH ADA/AABREQUIREMENTS (TYP.)PROP. TRANS. CURB(PAINT YELLOW-TYPOF 4)PROVIDE 2.0' MIN. CLEARANCE ONDOOR LATCH SIDE (TYP. OF ALLDOORS)PROP. MONOLITHIC CONCRETE SIDEWALKPROP. "DO NOTENTER" AND"STOP" SIGNS(TYP. OF 2)PROP. MONOLITHICCONCRETE SIDEWALK(TYP.)APPROX. LIMITOF  PAVEMENTSAWCUT LINE(TYP.)EXIST. CLEARANCEBAR ANDFOUNDATION (TBR)
RAILING TO BE RESET ORREPLACED AND PAINTEDBENJAMIN MOORE "SHADOWGRAY 2125-40" OR EQUAL EXIST. C/O TO REMAIN. G/C TORESET TO BE FLUSH WITHPROP. GRADES

PROP. MONOLITHICCONC. WALK (TYP.)SILT FENCE

PROP. BLDG WALL.SEE ARCH PLANSFOR DETAILPROP. BLDG TRELLIS.SEE ARCH PLANS FORDETAIL
18.01'F.F.E. 58.58'±

EXIST. MENUBOARD ANDFOUNDATION (TBR)EXIST. CONC. CURB(TBR)EXIST. CONC. WALK(TBR) EXIST. CONCWALL (TBR)EXIST.DRIVE-THRUMARKING(TBR-TYP)LIMIT OF CONC. CURB(TBR)
PROP. NG-24 McDONALD'SDIRECTIONAL SIGN (NO LOGO). G/CSHALL CONFIRM WITH McDONALD'SACM IF SIGN SHOULD BE INSTALLEDAND ITS FINAL LOCATION IN FIELDTO ENSURE PROPER DRIVEWAYSIGHT DISTANCE IS MAINTAINED.LIMIT OF PROP. EXTRUDED CONC.CURBPROP. CONC. WALLLIMIT OF PROP. CONC. WALK. CONTRACTOR SHALLENSURE TRANSITION TO EXIST. PUBLIC WALK IN THER.O.W. MEETS ADA REQUIREMENTS FOR MAX 1/4" GAP,MAX 1/4" ELEVATION CHANGE AT ANGLE OF 45° TO 90°(VERTICAL) OR BEVEL TO LESS THAN 45° TO ALLOW UPTO 1/2" ELEVATION CHANGE IF NEEDED. IF SCOPE OFWORK INCREASES PAST THIS LINE DURINGCONSTRUCTION, CONTACT ACM/ECM, CIVIL ENGINEER OFRECORD, AND ADA CONSULTANT AS ADA WORK SCOPE INTHE RIGHT-OF-WAY/PUBLIC WALK MAY BE TRIGGERED.NO WORK IN THE R.O.W. IS ADVISED, IF FEASIBLE.PROP. DIGITAL MENU BOARD AND ORDERDISPLAY/SPEAKER WITH LOOP DETECTOR (TYP).CONTRACTOR SHALL FIELD LOCATE EXISTINGUTILITIES PRIOR TO CONSTRUCTION AND IFREQUIRED DIG EXPLORATORY TEST PITS TOCONFIRM EXACT LOCATION OF SITE UTILITIES ANDUNDERGROUND SEPTIC. CONTRACTOR SHALL NOTIFYACM WITH ANY CONFLICTS AS NEEDED TOCOORDINATE FINAL LOCATION OF ALL PROPOSEDIMPROVEMENTS. EXISTING PRESENT WINDOW.G/C TO ENSURE LOOPDETECTORS ARE PRESENT.PROVIDE IF NOT PRESENT.EXISTING PRESENT WINDOW.G/C TO ENSURE LOOPDETECTORS ARE PRESENT.PROVIDE IF NOT PRESENT.PROP. BOLLARD

DIRECTIONAL SIGN AND FOUNDATION (TBR). DEMOLITIONSHALL OCCUR ONLY AFTER ISSUANCE OF NEWDIRECTIONAL SIGN PERMIT PROP. [include type of sign (i.e. 24 NG, 30 NG, 36 NG etc.) and specify withor without M-logo] DIRECTIONAL SIGN AND FOUNDATION. GC SHALLCONFIRM WITH ACM IF SIGN SHOULD BE INSTALLED. CONFIRM FINALLOCATION IN FIELD WITH MCDONALD'S ACM TO ENSURE PROPERDRIVEWAY SIGHT DISTANCE IS MAINTAINED

PROP. INLETPROTECTION (TYP.)

CONC. CURB/BIT. CONC. CURB/EXTRUDED CURBMONOLITHIC CURB AND SIDEWALKSLOPED GRANITE CURBVERTICAL GRANITE CURBTRANSITION CURBCAPE COD BERMCURB TYPES

1 ENT/EXT5%TRAFFIC FLOWTWO WAYTRAFFICONE WAYTRAFFICONE WAYTRAFFIC4H YDTC=100.00BC=99.50R3-8RONLYONLY DPROP. ACCESSIBLE SPACE & SIGN MOUNTEDON CONC. BOLLARD BASE.  ACCESSIBLEPARKING SPACES TO BE CONCRETE.(TYP. OF 3 - ONE WITH VAN)PROP. TRANS.CURBS11PROP. ACCESSIBLE SPACE & SIGNMOUNTED ON CONC. BOLLARD BASE.ACCESSIBLE PARKING SPACES TO BECONCRETE. (TYP. OF 3 - ONE WITH VAN) FF = 300.00PROP.ACCESSIBLE WALK (TYP.)5.0% MAX RUNNING SLOPE2.0% MAX CROSS SLOPE PROP. ACCESSIBLEPARKING AREA 2.0% MAXSLOPE IN ALL DIRECTIONS2.0% MAX SLOPE IN ANYDIRECTION ON LANDING (TYP.)EXISTING MANHOLE TO BERESET AS NECESSARY
20.00'F.F.E. 50.00'± PAINT TRANSITION CURBYELLOW (TYP. OF 4)APPROX LOCATION OF UNDERGROUNDFORCE MAIN (TO REMAIN) G/C TOPROTECT DURING CONSTRUCTIONCONTRACTOR SHALL FIELD LOCATE EXISTING UTILITIESPRIOR TO CONSTRUCTION AND IF REQUIRED, DIGEXPLORATORY TEST PITS TO CONFIRM EXACT LOCATIONOF SITE UTILITIES. CONTRACTOR SHALL NOTIFY ACM WITHANY CONFLICTS AS NEEDED TO COORDINATE FINALLOCATION OF ALL PROPOSED IMPROVEMENTS (TYP.)PROP. CONC. STEPS (SEEDETAIL)FLUSH CURBLIMIT OF PROP. CONC. WALK. CONTRACTOR SHALL ENSURETRANSITION TO EXIST. PUBLIC WALK IN THE R.O.W. MEETS ADAREQUIREMENTS FOR MAX 1/4" GAP, MAX 1/4" ELEVATION CHANGEAT ANGLE OF 45° TO 90° (VERTICAL) OR BEVEL TO LESS THAN 45°TO ALLOW UP TO 1/2" ELEVATION CHANGE IF NEEDED. IF SCOPEOF WORK INCREASES PAST THIS LINE DURING CONSTRUCTION,CONTACT ACM/ECM, CIVIL ENGINEER OF RECORD AND ADACONSULTANT AS ADA WORK SCOPE IN THERIGHT-OF-WAY/PUBLIC WALK MAY BE TRIGGERED. NO WORK INTHE RIGHT-OF-WAY IS ADVISED, IF FEASIBL CONTRACTOR SHALL FIELD LOCATE EXISTINGUTILITIES PRIOR TO CONSTRUCTION AND IFREQUIRED, DIG EXPLORATORY TEST PITS TOCONFIRM EXACT LOCATION OF SITE UTILITES.CONTRACTOR SHALL NOTIFY ACM WITH ANYCONFLICTS AS NEEDED TO COORDINATE FINALLOCATION OF ALL PROPOSED IMPROVEMENTS.

RIDGE LINE1.8%66622 98 LF - 12" HDPE @ 0.25% INV = 26.6020 LF 12" HDPE PIPES = 1.0%PROP. OCS-1RIM = 30.65INV. IN = 26.50INV. OUT = 27.65UNDERGROUND CULTECINFILTRATION BASIN:RECHARGER 280HD78 CHAMBERS W/ISOLATION ROWBOTTOM UNIT = 25.60GROUNDWATER = 23.60WQV = 4,800 CF4,908 CF STORAGEPROVIDED TC/OS SPROP. GAS LINEPROP. TELEPHONE LINEPROP. ELECTRIC LINEPROP. WATER LINEPROP. OH ELECTRIC LINEPROP. SANITARY LINE

PROP. DIVERSION SWALE (TYP.)TEMPORARY SETTLING BASINTOP ELEV. = XXXBOTTOM ELEV = XXX PROP.SILTATIONFENCE (TYP.)PROP. LIMIT OFWORK LINE(TYP.)PROP.STRAWWATTLETEMPORARY SOILSTOCKPILE AREASURROUNDED BYHAYBALES ANDSILTFENCEPROP. STABILIZEDCONSTRUCTIONENTRANCE/EXIT PROP. INLETFILTER FABRIC(TYP.)TEMPORARYSTONESTOCKPILE AREA TEMPORARYHAYBALESTOCKPILE AREAAREA OF DISTURBANCE=57,117 SF (1.3 ACRES)EMERGENCY RIP-RAP OVERFLOW PROP.SILTATIONBARRIER (TYP.)PROP. LIMIT OF WORK/SAWCUT LINE

WVGV

B-10 10.00'MATCH THIS TEXT HEIGHT14.56'ABCDEFGCCPROP.1 STORY RESTAURANT(4,000 SF)ZONE: BUSINESS 1USE:  ROYAL HOLIDAYTRAVELAS 2.7'R13GWECU/P
63

EN/EXTNOTE #20.0
0'

10.0
0'

10.00' TC144G144.33TC2.00G2.67TC500.00G500.580POWER STANCHION (TYP)

9,000 SFRETAIL(HUB)

WEST MIDWAY ROAD (A.K.A. CR 712)

I-95 SOUTH

I-95 NORTH

155 SPACES

290 SPACES

140 SPACES

576 SPACES478

112 SPACES65 SPACES

115 SPACES123

165 SPACES186

489 ON STREET PARKING SPACES

90 SPACES

22 SPACES

25 SPACES28

162 SPACES

 TOWN HOMES2-STORY 4 UNITS

 TOWN HOMES2-STORY5 UNITS TOWN HOMES2-STORY5 UNITS

 TOWN HOMES2-STORY 5 UNITS

RETAILSURF CO.36,000 SFx 2-STORY= 72,000 SF

PLAZA

 TOWN HOMES2-STORY 5 UNITS

HOTEL4-STORY135 ROOMS23,500 SF

 RESIDENTIAL: 4-STORY24,000 SF - 100 UNITS

 TOWN HOMES2-STORY4 UNITS

GREEN

 PHARMACY1.5 STORY13,500 SF
 TOWN HOMES2-STORY 4 UNITS

 MIXED-USE: 4-STORY46,000 SF - 150 UNITS

 TOWN HOMES2-STORY5 UNITS

 TOWN HOMES2-STORY4 UNITS TOWN HOMES2-STORY4 UNITS

SWMB

 TOWN HOMES2-STORY5 UNITS

 TOWN HOMES2-STOR
Y 5 UNITS

 TOWN HOMES2-STORY4 UNITS

SWMB

SWMB  TOWN HOMES2-STORY4 UNITS

PASS-THRU

 TOWN HOMES2-STORY4 UNITS

SWMB

 TOWN HOMES2-STORY 5 UNITS

MIDWAYCENTERGREEN

 MIXED-USE: 4-STORY21,600 SF - 80 UNITS19,750 SFPOOLGREEN

OFFICE: 2-STO
RY14,400 SF

 TOWN HOMES2-STORY5 UNITS

 TOWN HOMES2-STORY4 UNITS

 TOWN HOMES2-STORY5 UNITS

 TOWN HOMES2-STORY5 UNITS OFFICE:2-STORY13,500 SF

 TOWN HOMES2-STORY5 UNITS

 TOWN HOMES2-STORY4 UNITS TOWN HOMES2-STORY5 UNITS

SWMB RETAIL

HOTEL/CONF.4-STORY: 300 ROOMS86,500 SF

 TOWN HOMES2-STORY6 UNITS

 T-HOMES2-STORY3 UNITS

TOP GOLF

SWMB

GREEN

GREEN

40 SPACES

SWMB

6K DIESEL12K REGULAR6KREGULAR(FUTUREE-85)18K REGULAR6K PREMIUMPROPOSEDCONVENIENCE STORE(5,275 SF)

21 SPACES PROP. DUNKIN' DONUTS30' X 82' DD-FP2,726 SFPROP. CHIPOTLE MODIFIED FS-FL2,200 SF 31 SPACES

HOTELSURFLODGES/ VILLAS

88 SPACES

180 SPACES

RETAIL57,000 SF

RETAIL / ENTERTAINMENT40,000 SF REST6,000 SFRETAIL6,000 SF

RETAIL24,000 SF

RETAIL20,000 SF

OFFICE: 2-STORY11,000 SF

4,800 SF

57 SPACES

34,000 SF 7,900 SF
6,600 SF

RETAIL45,000 SF

RETAIL25,700 SF

RETAIL9,600 SF

RES 9,600 SF RES9,600 SF

RES18,800 SFRES9,900 SF

RES6,000 SF

18 28 2216 14
12917 189 13 176 SPACES

3-FLOORPARKING GARAGE±363 SPACES5 27 932 48SWMB

 RESIDENTIAL: 4-STORY24,000 SF - 100 UNITS21,600

RESIDENTIAL75 UNITS: 18,000 SF

9,800 SFRETAIL(HUB)

114 SPACES

100 SPACES

107 SPACES

52 SPACES864 SF BEACH BAR2,400 SF REST.

800 SFRESTAURANT

SUNRISE BEACH SUNSET BEACH864 SF BEACH BAR

WAVEGARDEN

WEST MIDWAY ROAD
(A.K.A. CR 712)

I-
95
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O
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T

H
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95
 N
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H

LOCATION EXHIBIT
W. MIDWAY ROAD

CITY OF FORT PIERCE

ST. LUCIE COUNTY, FLORIDA

SCALE:1"=80,000' & 1,000' DATE: 01/20/2020

TM

THE INFORMATION, DESIGN AND CONTENT OF THIS PLAN ARE PROPRIETARY AND SHALL NOT BE COPIED OR USED FOR ANY PURPOSE WITHOUT PRIOR WRITTEN
AUTHORIZATION FROM BOHLER. ONLY APPROVED, SIGNED AND SEALED PLANS SHALL BE UTILIZED FOR CONSTRUCTION PURPOSES

©
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LAND SURVEYING

PROGRAM MANAGEMENT
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SUSTAINABLE DESIGN

PERMITTING SERVICES

TRANSPORTATION SERVICES

BOHLER

WILLOW LAKES, LLC

CITY OF FORT PIERCE
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II. LEGAL DESCRIPTION 

A PARCEL OF LAND LYING IN SECTIONS 2 AND 3, TOWNSHIP 36 SOUTH, RANGE 39 

EAST IN ST. LUCIE COUNTY, FLORIDA AND BEING MORE PARTICULARLY 

DESCRIBED AS FOLLOWS: 

 

COMMENCING AT THE NORTHEAST CORNER OF SAID SECTION 3, THENCE 

N89°46'35"W ALONG THE NORTH LINE OF SAID SECTION 3 A DISTANCE OF 2622.04 

FEET TO A POINT ON THE EAST RIGHT-OF-WAY LINE OF N.S.L.R.W.C.D. CANAL NO. 

93 (A 78 FEET WIDE RIGHT-OF-WAY); THENCE S00°02'49"W ALONG THE EAST 

RIGHT-OF -WAY LINE OF SAID N.S.L.R.W.C.D. CANAL NO. 93 A DISTANCE OF 52.50 

FEET TO A POINT ON THE NORTH RIGHT-OF-WAY LINE OF A 200 FEET WIDE FP&L 

EASEMENT AS RECORDED IN OR 377, PG. 2069-2076 AND BEING THE POINT OF 

BEGINNING OF THE FOLLOWING DESCRIBED PARCEL; THENCE S89°46'35"E ALONG 

THE NORTH RIGHT-OF-WAY LINE OF SAID 200 FEET WIDE FP&L EASEMENT AND 

BEING PARALLEL TO THE NORTH LINE OF SAID SECTION 3 A DISTANCE OF 

1,026.62 FEET TO A POINT ON THE EAST RIGHT-OF-WAY LINE OF A 60 FEET WIDE 

FP&L EASEMENT AS RECORDED IN OR 119, PG. 404; THENCE S32°18'17"E ALONG 

THE EAST RIGHT-OF-WAY LINE OF SAID 60 FEET WIDE FP&L EASEMENT A 

DISTANCE OF 1,746.02 FEET; THENCE N61°15'41"E A DISTANCE OF 335.12 FEET; 

THENCE N31°56'28"E A DISTANCE OF 78.35 FEET; THENCE N02°37'14"E A DISTANCE 

OF 332.85 FEET; THENCE N85°17'03"E A DISTANCE OF 146.97 FEET; THENCE 

N53°57'44"E A  DISTANCE OF 58.71 FEET; THENCE  N01°56'01"E A DISTANCE OF 

142.19 FEET; THENCE N62°33'43"E A DISTANCE OF 139.15 FEET TO THE BEGINNING 

OF A CURVE CONCAVE TO THE NORTHWEST HAVING A RADIUS OF 335.00 FEET; 

THENCE NORTHEASTERLY ALONG THE ARC OF SAID CURVE A DISTANCE OF 

365.79 FEET THROUGH A CENTRAL ANGLE OF 62°33'43"; THENCE N00°00'00"W A 

DISTANCE OF 142.46 FEET; THENCE S89°50'50"E A DISTANCE OF 1,811.20 FEET TO 

THE BEGINNING OF A CURVE CONCAVE TO THE SOUTHWEST HAVING A RADIUS 

OF 150.00 FEET; THENCE SOUTHEASTERLY ALONG THE ARC OF SAID CURVE A 

DISTANCE OF 308.52 FEET THROUGH A CENTRAL ANGLE  OF  117°50'41"; THENCE 

S27°59'51"W A DISTANCE OF 671.72 FEET; THENCE S56°07'55"E A DISTANCE OF 

323.59 FEET TO A POINT ON THE WEST RIGHT-OF-WAY LINE OF STATE ROAD NO. 9 

(INTERSTATE HIGHWAY NO. 95) (WIDTH VARIES); THENCE S32°49'14"W ALONG 

THE WEST RIGHT-OF-WAY OF SAID STATE ROAD NO. 9 A DISTANCE OF 346.97 

FEET; THENCE S44°46'35"W ALONG THE WEST RIGHT-OF- WAY LINE OF SAID 

STATE ROAD NO. 9 A DISTANCE OF 339.92 FEET TO A POINT ON THE SOUTH 

RIGHT-OF-WAY LINE OF A ACCESS ROAD NO. 1 AS RECORDED IN PB 24, PG. 4 J&K; 

THENCE N00°04'30"E A DISTANCE OF 99.51 FEET TO A POINT ON THE NORTH 

RIGHT-OF-WAY LINE OF SAID ACCESS ROAD NO. 1; THENCE S44°46'35"W ALONG 

THE NORTH RIGHT-OF-WAY LINE OF SAID ACCESS ROAD NO. 1 A DISTANCE OF 

236.51 FEET; THENCE DEPARTING SAID ACCESS ROAD NO. 1 N00°04'43"E A 
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DISTANCE OF  535.11 FEET; THENCE S89°59'23"W A DISTANCE OF 166.33 FEET; 

THENCE S00°04'55"W A DISTANCE OF 680.33 FEET TO A POINT ON THE NORTH 

RIGHT-OF-WAY LINE OF SAID ACCESS ROAD NO. 1; THENCE S50°43'56"W ALONG 

THE NORTH RIGHT-OF-WAY LINE OF SAID ACCESS ROAD NO. 1 A DISTANCE OF 

478.34 FEET TO THE BEGINNING OF A CURVE CONCAVE TO THE NORTH HAVING A 

RADIUS OF 266.00 FEET; THENCE WESTERLY ALONG THE ARC OF SAID CURVE A 

DISTANCE OF 171.53 FEET THROUGH A CENTRAL ANGLE OF 36°56'48"; THENCE 

S87°40'44"W ALONG THE NORTH RIGHT-OF-WAY LINE OF SAID  ACCESS  ROAD NO 

I A DISTANCE OF 1,027.79 FEET; THENCE S00°01'50"E A DISTANCE OF 72.00 FEET; 

THENCE S89°58'10"W A DISTANCE OF 1,610.26 FEET; THENCE S00°01'50"E A 

DISTANCE OF 117.14 FEET TO A POINT ON THE NORTH RIGHT-OF-WAY LINE OF 

WHITE CITY ROAD (COUNTY ROAD 712) (A 70 FEET WIDE RIGHT-OF-WAY) ; 

THENCE N89°52'26"W ALONG THE NORTH RIGHT -OF-WAY OF SAID WHITE CITY 

ROAD (COUNTY ROAD 712) A DISTANCE OF 786.28 FEET TO A POINT ON THE EAST 

RIGHT-OF- WAY LINE OF SAID N.S.L.R.W.C.D. CANAL NO. 93; THENCE N00°02'49"E 

ALONG THE EAST RIGHT-OF-WAY LINE OF SAID N.S.L.R.W.C.D. CANAL NO. 93 A 

DISTANCE OF 2,564.70 FEET TO A POINT ON THE NORTH RIGHT-OF-WAY LINE OF 

SAID 200 FEET WIDE FP&L EASEMENT AND BEING THE POINT OF BEGINNING. 

 

CONTAINING 197.90 ACRES, MORE OR LESS 

 

TOGETHER WITH; 

 

THE WEST 1/2 OF THE WEST 1/2 OF THE WEST 1/2 OF THE SOUTHEAST 1/4 OF THE 

NORTHWEST 1/4 OF SECTION 2, TOWNSHIP 36 SOUTH, RANGE 39 EAST, LESS AND 

EXCEPT THAT PORTION OF THE PROPERTY WHICH WAS TAKEN FOR 1-95, OF THE 

PUBLIC RECORDS OF ST. LUCIE COUNTY, FLORIDA. 

 

CONTAINING 2.33 ACRES, MORE OR LESS. 

 

SURVEYED PARCEL CONTAINS A NET AREA OF 200.23 ACRES, MORE OR LESS. 
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III. GENERAL SITE DATA 

Parcel ID Numbers: 3302-212-0001-000-4 

 

General Location: Northwesterly of the interchange of W. Midway Rd. and I-95 lying in 

Section 02 and 03, Town 36S, Range 39E. 

 

Overall Site Area: 200.3 acres 

 

Existing Zoning: Agriculture – 2.5 (AG2.5) 

 

Proposed Zoning: Planned Development (PD) 

 

Future Land Use: Mixed Use (MXD) 

 

Maximum Allowable Residential Density: 15 Dwelling Units per Acre Gross PD Area 

 

Maximum Allowable Floor Area Ratio: 1.5 FAR 

 

Surrounding Zoning, Future Land Use and Existing Use:  

 

 Zoning Future Land Use Existing Use 

North PD MXD Vacant/Walton 

South TBD(City of PSL 

approved DRI) & 

PUD 

CG/CH/ROI/CS 

(City of PSL) MXD 

& T/U (SL County) 

Vacant/LTC 

Ranch/FPL 

East IL INST/IND Tropicana Mfg. 

West PD MXD Vacant/Walton 

Table 1.0 – Surrounding Zoning, Future Land Use and Existing Use 
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IV. QUANTITATIVE DEVELOPMENT DATA 

Development Data: 

See attached Planned Development Conceptual Master Plan for development data relating to site 

area calculations. 

 

Proposed Uses and Intensity Allocations: 

Please refer to Table 1.1 – Use and Intensity Allocation for a list of general uses along with 

applicable intensities. 

 

Table 1.1 – Use and Intensity Allocation 

General Use Applicable Lot Type(s) Intensity Allocation 

Shopping Center Commercial 250,000 SF 

Entertainment (Indoor) Commercial 100,000 SF 

Neighborhood 

Bistro/Café/Restaurant/Bar 

Commercial 100,000 SF 

Fast Food/Coffee Shop Commercial 25,000 SF 

Convenience Store/Pharmacy Commercial 25,000 SF 

Office Commercial 150,000 SF 

Residential - Detached House Single-Family Residential 150 Units 

Residential - Townhouse High-Density Residential 150 Units 

Residential – Multifamily High-Density Residential 700 Units 

Hotel Commercial 600 Rooms 

 Surf Park Commercial N/A (by total trips/use) 

Entertainment (Outdoor) Commercial N/A (by total trips/use) 

 

Uses and Intensities listed above in Table 1-1 are derived from the ITE Trip Generation Manual, 

which provide a baseline intensity by which traffic impacts are analyzed and mitigated for, if 

applicable. The uses listed in the General Uses column above are general in nature and account 

for similar uses contained within each general use category. Please refer to Table 1-2 for Lot 

Types accommodated by the Planned Development along with associated Lot and Dimensional 

Requirements and Permitted Uses allowed within each Lot Type. 

 

The Traffic Impact Study for the project assumes that the Surf Park will include a 9.5-acre wave 

pool with ancillary facilities.  The Surf Park and its ancillary facilities shall be allocated a 

Commercial Intensity Allocation of vehicle trips, as set forth in Table 1-1 above and as approved 

in the Master Traffic Impact Study.  If the applicant applies for site plan approval for a Surf Park 

with a larger pool and facilities than that described in the Master Traffic Impact Report, then the 

City Planning Director may require an updated Traffic Impact Report and revised conditions of 

approval, if needed. 

 

To provide flexibility in the build-out of the proposed development, Intensity Allocations 

provided above in Table 1.1 may be increased or decreased based on the Land Use Conversion 

Matrix on the following page. 
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V. DESIGN AND DEVELOPMENT GUIDELINES 

The following section will govern overall design and development guidelines for development 

occurring within the Planned Development. Table 1.2 – Dimensional Requirements provides 

dimensional requirements by lot type followed by applicable development standards relating to 

permitted and restricted uses. 

 

 

Table 1.2 – Dimensional Requirements 

Lot Type 

Maximum 

Gross 

Density 

(DU/Ac.) 

Min. 

Lot 

Size 

Min. 

Lot 

Width 

Min. 

Road 

Frontage 

Minimum Yard 

Max. 

Bldg. 

Height 

Max. Lot 

Coverage 

by Bldg. 
Front Rear Side 

Side 

Corner 

Commercial - 

General 
N/A 

10,000 

sf 
50 50’ 0’ 0’ 0’ 0’ 65’ (1) none 

Single-Family 

Attached 

Medium 

Density 

Residential 

N/A (2) 
2,500 

sf 
30’ 30’ 10’ 5’ 5’ 10’ 35’ none 

Single-Family 

Detached 

Medium 

Density 

Residential 

N/A (2) 
2,500 

sf 
30’ 30’ 10’ 5’ 5’ 10’ 35’ none 

Residential – 

High-Density/ 

Mixed Use 

N/A (2) 
1,500 

sf 
50 50 0’ 10’ 0’ 0’ 65’ (1) none 

*  

1. Maximum height for hotel/lodging buildings shall be a maximum of one hundred (100) feet if adjacent to I-95. If not 

adjacent to I-95, the sixty-five (65) foot maximum height limit shall apply. 

2. Maximum Residential Density shall be determined by the Future Land Use in accordance with the City Comprehensive 

Plan, 15 units/acre gross Planned Development Area, not restricted. Development may be clustered, so that individual 

parcels may exceed 15 units/acre, provided that the Planned Development Area in total shall not exceed 15 units /acre 

and shall not exceed the maximum number of units set forth in Table 1.1. 

 

Where more than one lot, or parts of more than one lot, are owned by a single owner and 

subjected to a unity of title, the setbacks between such lots and any platted easements along the 

lot lines dividing such lots, shall be disregarded, and such lots or parts of lots may be developed 

pursuant to single unified site plan. In such event, the setbacks and platted lot line easements 

shall only apply to the outside boundaries of the property subjected to the unity of title, as if it 

were a single platted lot.  

 

Commercial – General: The purpose of the Commercial General Lot Type is to provide and 

protect an environment suitable for a wide variety of commercial uses intended to serve a 

population over a large market area. The following uses shall be permitted within the 

Commercial – General Lot Type: 
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Permitted Uses: 

a. Commercial – General and/or Neighborhood 

b. Commercial – Town Center 

c. Hotel (minimum 100 units) 

d. Office Uses – Professional and/or Medical 

e. Institutional 

 

Residential – Medium Density Residential (10): The purpose of this district is to provide and 

protect an environment suitable for single-family, two-family, three-family, and multiple-family 

dwellings at a maximum density of ten (10) dwelling units per acre, together with such other 

uses as may be necessary for and compatible with moderate density residential surroundings. The 

following uses shall be permitted within the Residential – Medium Density Residential Lot 

Type: 

 

Permitted Uses: 

a. Community residential homes 

b. Family day care homes  

c. Multiple-family dwellings (Four (4) or more units) 

d. Single-family detached dwellings  

e. Two-family (duplex) dwellings 

f. Three-family (triplex) dwellings 

g. Townhome attached dwellings 

h. Vacation Rentals 

 

 

Residential – High-Density/Mixed Use: The purpose of this district is to provide and protect an 

environment suitable for a mix of compatible uses, including single-family, two-family, three-

family, and multiple-family dwellings along with complementary commercial uses in a walkable, 

high-density residential and mixed-use village context, with specific building and neighborhood 

density limited only by building height and form, and by the  maximum gross density permitted 

under the underlying land use in the Fort Pierce comprehensive plan of fifteen (15) dwelling 

units per acre of the gross Planned Development Area, together with such other uses as may be 

necessary for and compatible with high-density residential surroundings. The following uses 

shall be permitted within the Residential – High-Density/Mixed Use Lot Type: 

 

Permitted Uses: 

a. Multiple-family dwellings (four (4) or more units)  

b. Single-family detached dwellings  

c. Two-family (duplex) dwellings 

d. Three-family (triplex) dwellings 

e. Townhome attached dwellings 

f. Multi-Family Apartments/Flats, with or without Commercial first-floor components. 

g. Commercial – General and/or Neighborhood 

h. Commercial – Town Center 

i. Hotel 

j. Vacation Rentals 
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Agricultural Use: For the purpose of this document, agricultural uses shall be limited to 

cultivated cropland and/or livestock. Agricultural uses of the property shall be allowed within 

any phase or phases of this planned development project at any time prior to the commencement 

of construction of such project phase. Upon commencement of construction of any project phase, 

agricultural use of such phase shall no longer be permitted.  

 

Open Space: Pursuant of Section 22-40(b)(3) of the City of Fort Pierce Code of Ordinances, a 

minimum of 20% of the site area of this development is required to be set aside as Open Space 

(200.3 ac. x 0.2 = 40.06 ac.). Open Space shall be land devoid of any above-ground structures or 

buildings, except pergolas, gazebos, pavilions or other open-air structures; or landscape 

structures such as terraces, planters, walls or retaining walls. Open space may include natural 

areas, buffer areas, upland habitats, including those areas of on-site preservation required by the 

other provisions of the City of Fort Pierce Code of Ordinances; recreation areas, but not 

including swimming pools, tennis courts or other impervious activity areas; but may include 

parks, golf courses, sports fields; bicycle, pedestrian or equestrian paths and facilities; 

common open space, common landscaping or planting areas; stormwater detention and retention 

facilities providing that no more than thirty (30) per cent of the overall open space requirement 

shall be satisfied in this manner; water features, conservation areas or other areas intended for 

public purposes other than street or road rights-of-way, but shall exclude aquatic areas for 

conservation and development. This equates to 12.02 acres of the Open Space requirement to be 

satisfied by stormwater detention and retention facilities. As part of the development for Willow 

Lakes Resort Village and Community the Open Space requirement will be satisfied by a 

combination of open green space, streetscape/hardscape tree-lined pedestrian sidewalks, 

channelized waterways, and stormwater detention and retention. The calculations below 

delineate the areas associated with each category: 

 

 

Open Space Provided: 

 

Total SWM: 1,276,750 sf ~ 29.31 ac 

 

Open Green Space:                                1,215,032 sf ~ 27.89 ac 

Channelized Waterways:                       +150,139 sf  ~   3.45 ac 

Pedestrian-oriented Open Space/Facilities: 

Pier Avenue Pedestrian Walks:   119,189 sf ~ 2.73 ac 

Main Street Pedestrian Walks:       31,966 sf ~ 0.73 ac 

Strand Boulevard Pedestrian Walks:     53,934 sf ~ 1.24 ac 

Walton Pedestrian Walks:       78,666 sf ~ 1.80 ac 

Total Pedestrian-oriented Open Space/Facilities:     +283,755 sf        6.51 ac 

30% SWM Facilities:                                                               +12.02 ac 

Open Space Provided:                                                            =49.87 ac   

  > 40.06 ac Required 
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Site Plan Review: Development proposed on any one (1) or more lots within the Planned 

Development shall be reviewed in accordance with Section 22-58 – Site Plan Review. 

Additional Documentation: Prior to the development of each phase, the applicant shall submit for 

review and approval all documentation then required by City Code to obtain City site plan 

approval for such phase, including the site plan, landscaping plan, tree mitigation plan, lighting 

plan, and master sign plan for such phase. 

 

Design Review: The applicant may submit with a future phase of this project, proposed design 

standards to govern development within the Willow Lakes Resort Village and Community 

Planned Development. Such proposed design standards shall be subject to review and approval 

by the City in accordance with applicable City Code provisions at the time of submittal. 

 

Private Access Tract Street Sections: 
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VI. HEALTH AND SAFETY REGULATION FOR SURF PARK 

The applicant intends to develop a Surf Pool within Phase 1 of the Project.  A “Surf Pool” means 

a pool that is designed to generate waves dedicated to the activity of surfing on a surfboard or an 

analogous surfing device commonly used in the ocean and intended for sport, as opposed to the 

general play intent of wave pools, other large-scale public swimming pools or other public 

bathing places.  Pursuant to Florida Statute 514.0115, until such time as the Florida Department 

of Health adopts rules for the supervision and regulation of Surf Pools, the Surf Pool will be 

exempt from supervision or regulation under Florida Statutes Chapter 514, provided that the Surf 

Pool is larger than 4 acres, and is permitted by the City pursuant to a special use permit process 

in which the City asserts regulatory authority over the construction of the Surf Pool and, in 

consultation with the Florida Department of Health, establishes through the City’s special use 

permitting process the conditions for the Surf Pool’s operation, water quality and necessary 

lifesaving equipment.  Therefore, if the Florida Department of Health has not yet adopted rules 

for the supervision or regulation of Surf Pools, then prior to the issuance of final site plan 

approval for any Surf Pool larger than 4 acres within the Project, special conditions regulating 

the construction and operation of the Surf Pool, including its water quality and lifesaving 

equipment, shall be reviewed and approved by the City, asserting its regulatory authority over 

the Surf Pool, and such conditions shall be deemed a part of, and incorporated into, these 

Planned Development Guidelines. The City shall consult with the Florida Department of Health, 

as required by Florida Statute 514.0115, in reviewing and approving such special conditions 

relating to the Surf Pool’s operation, water quality and necessary lifesaving equipment.     

 

 

VII. ZONING ORDINANCE EXCEPTIONS 

The following deviations from the current City of Fort Pierce Code of Ordinances are proposed 

within the Willow Lakes Resort Village and Community Planned Development. 

Chapter 22- Zoning 

• Hotels shall be permitted to be constructed to a height not to exceed one hundred (100) 

feet if constructed generally proximate or adjacent to the frontage of I-95, or situated on 

the lake adjacent to I-95. This 100' height allowance exceeds the sixty-five (65) foot 

height limit for Hotel uses found in Chapter 22 -Zoning, of the City of Fort Pierce Code 

of Ordinances. 

 

• A list of permitted and conditional uses has been included herein, which shall govern use 

allowances within the Planned Development; such permitted and conditional uses 

included herein may or may not be found within Chapter 22 -Zoning. 

 

• Sec. 22-194. - Tree protection and mitigation: Mitigation shall be provided pursuant to 

future site plan submittals in the form of excellence in urban village, pedestrian-oriented 

tree-lined streetscapes, in lieu of the mitigation requirements set forth in the City Code. 
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APPENDIX A: PLANNED DEVELOPMENT SITE PLAN 
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APPENDIX B: PLANNED DEVELOPMENT SITE PLAN OVERLAY 
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APPENDIX C: ZONING EXHIBIT  
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I. PROJECT NARRATIVE 

Jennifer Hofmeister, AICP, LCAM 
Planning Director 
City of Fort Pierce 
W. Midway Road 
Fort Pierce, FL 34950 
 
Re:   Proposed Resort Village and Community 
  
 
Dear Mrs. Hofmeister, 
 
Willow Lakes Resort Village and Community is envisioned as a vibrant, mixed-use urban village at the 
crossroads of Florida’s Turnpike, Interstate 95, and the City of Fort Pierce.  Situated on 200.23 acres of 
land lying immediately north of Midway Road and west of I-95 within the City of Fort Pierce, Willow 
Lakes will be an east coast destination that will bring together local residents and regional, national and 
international visitors in a lively, pedestrian-oriented, and healthy environment of inviting public spaces, 
walkable streets, and authentic neighborhoods in which to live, work, play and learn.  
 
The vision is that of a typical beach community that celebrates outdoor activity and a healthy lifestyle.  A 
place where residential, retail, and commercial uses will be combined to provide a critical mass of activity 
that will bring year-round life to the Village. Yet, this community will be one of a kind in Florida, 
situated not on a lone beach, but around the newest and largest world-class surf park in the country.  A joy 
to simply relax and watch, and a thrill to experience, the Wavegarden at Willow Lakes will deliver high 
quality waves and authentic surfing experiences year-round for new and existing surfers of all ages, 
experience and ability.  Beyond the Wavegarden. the Village will be comprised of several distinct 
neighborhoods, knit together by a network of walkable, pedestrian-oriented streets, and navigable floways 
designed for maximum environmental and recreational purposes. The result will be a natural, honest and 
inclusive environment where memorable experiences are created daily, and where visitors, residents, and 
professionals have fun, keep fit and feel part of a community that shares their passion and respect for 
surfing, the ocean, others and our planet. 
 
Neighborhoods are the traditional building blocks of villages, towns and cities. They provide an organic, 
localized sense of place, identity and community within the larger fabric of a town. Willow Lakes Resort 
Village and Community is conceived as a series of small, local places organized in a framework of larger 
neighborhood types or areas. The primary neighborhoods that make up Willow Lakes will include the 
Wavegarden surf resort village and hotels, the mixed-use main and village streets immediately 
surrounding it, a town center plaza, an entertainment retail zone, and two residential areas, accompanied 
by adjacent undeveloped open space/conservation area. Within the larger, primary areas will be the 
smaller commercial and residential places that create variety, scale, local identity, and texture. The 
concentration of this series of neighborhoods will facilitate shared pedestrian accessibility to the many 
activities and residential options, the creation of vibrant commercial areas, and the simultaneous 
introduction of a system of recreational floways linking the natural spring-fed lake in the heart of the 
project to the neighborhoods and open space conservation areas throughout. 
 
The street system proposed in this plan emphasizes connectivity and the importance of the streetscape as a 
place of value to the community. Where vehicle traffic is envisioned, parking is planned as an essential 
part of the project and will be encouraged on the streets, contributing to the availability of convenient 
parking spaces and to a sense of traffic-calming in pedestrian-oriented areas that have concentrated street-
front commercial activity. Streets and parking facilities will be designed to support single-trip 
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visits to Willow Lakes for multiple activities. While the basic accommodation of cars is essential to the 
life of the project, and any similar project in Florida, Willow Lakes is fundamentally a place for people. 
The design of all streets and the associated public realm reflects a focus on pedestrians, accommodations 
for bicycles, and the enduring qualities of livable, active public spaces for human interaction. 
 
The intent of this guideline is to provide flexible development options for the variety of uses proposed by 
utilizing the Planned Development Zoning District as outlined in Section 22-40 of the City of Fort Pierce 
Code of Ordinances. As proposed, approval of an overall Planned Development site plan and preliminary 
plat, along with Planned Development guidelines, will provide the foundation for future tenants to submit 
detailed development plan proposals for review and approval by the City. This affords all involved, 
including the City, the master developer and potential tenants a clear, approved plan to provide for the 
most efficient and flexible development of the overall project. 
 
Design and development parameters by lot type, including, but not limited to: permitted and prohibited 
uses, applicable setbacks; allowable building area; street cross sections; landscaping, irrigation and 
signage standards have been provided for. A master Property Owners Association (POA) will be created 
to provide for continued and long-term maintenance of common areas, such as plazas, floways, open 
spaces and preserve areas, as well as the master stormwater system, master irrigation system, common 
area signage, street lighting, and other common improvements and services.  If you have any questions or 
require additional information, please do not hesitate to contact me. 
 
Sincerely, 
 
BOHLER  
 
 
 
 
Geoffrey P. Fitzgerald, PE, AICP, Branch Manager  
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II. PROJECT PHASING 

As proposed, initial infrastructure improvements will be constructed by the developer, which 
include excavation of the storm water management floways and ponds within the Storm Water 
Management Tracts; clearing and rough grading development tracts; construction of certain 
roads or segments thereof, and placement of structural fill where deemed necessary or desirable. 
Installation of common utilities such as water and wastewater lines, fiber optics and telecom 
among other general infrastructure improvements is yet to be determined. To provide for as 
much flexibility as possible in accommodating potential end-users, the developer reserves the 
right to implement construction on any one (1) or more phases at any such time it is deemed 
appropriate; i.e. based on market demand or other metrics utilized by the developer. 
 
The Phase Schedule below provides for a general outline of the Phases of infrastructure 
construction. Please note that the timelines provided are estimates only and are subject to market 
conditions and approval timelines. It is anticipated that a Phase 1 submittal will be made within a 
year.  
 
 

PHASE SCHEDULE 

Estimated Duration of 
Construction of  Phase 

General Description of Improvements 

Phase 1A 
(18 months)* 

• Roadwork consisting of a full access signalized intersection at 
Midway Road and Gordy Road, Gordy Road Improvements, 
including roundabout at new Main Street. 

• Construction of pavement and landscaped median for Strand 
Boulevard Tract, and Main Street Tract from Gordy Road 
north to the intersection of Pier Avenue Tract. 

• Drainage associated with roadwork. 

• Construction of potable water and wastewater service mains 
and stub-outs for future phases; 

•  Electric and telecom services and stub outs for 
future phases; 

• Construction of Pier Avenue subgrade for use as on-site 
construction haul road. 

• Rough site grading and excavation of Storm Water 
Management floways and ponds. 

• Placement of fill and preparation of subgrade on Wavegarden 
Surf Park parcel 1A. 

• Construction of Wavegarden Surf Park and associated 
commercial buildings, parking, drives, facilities, walks, 
landscaping and amenities. 

• Sidewalks and Street lighting along upper Strand Boulevard. 
 

Phase 1B 
 (8 months)* 

• General earthwork, including placement of fill and 
preparation of subgrade and associated sitework for parcel 1B 
commercial development. 



 

O2806583.v1 

 

• Construction of commercial development and associated 
buildings, parking, drives, utility and storm water 
infrastructure, facilities, walks, landscaping, lighting and 
amenities.  
 

Phase 1C 
 (12 months)* 

• General earthwork, including placement of fill and 
preparation of subgrade and associated sitework for parcel 1C 
commercial development. 

• Construction of commercial development and associated 
buildings, parking, drives, utility and storm water 
infrastructure, facilities, walks, landscaping, lighting and 
amenities. 

• Sidewalks along Strand Boulevard. 

• Street Trees and Lighting along Strand Boulevard 
 

Phase 2A 
 (12 months)* 

• General earthwork, including placement of fill and 
preparation of subgrade and associated sitework for parcel 2A 
commercial development. 

• Construction of commercial development and associated 
buildings, parking, drives, utility and storm water 
infrastructure, facilities, walks, landscaping, lighting and 
amenities. 

• Sidewalks along Frontage of Phase 2A 
 

Phase 2B 
 (18 months)* 

 

• General earthwork, including placement of fill and 
preparation of subgrade and associated sitework for parcel 2B 
commercial development. 

• Construction of commercial development and associated 
buildings, parking, drives, utility and storm water 
infrastructure, facilities, walks, landscaping, lighting and 
amenities. 

• Sidewalks along Frontage of Phase 2B 
 

Phase 2C 
 (12 months)* 

• General earthwork, including placement of fill and 
preparation of subgrade and associated sitework for parcel 2C 
mixed-use development. 

• Construction of mixed-use development and associated 
buildings, parking, drives, utility and storm water 
infrastructure, facilities, walks, landscaping, lighting and 
amenities. 

• Sidewalks along Frontage of Phase 2C 
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Phase 2D 
 (12 months)* 

• General earthwork, including placement of fill and 
preparation of subgrade and associated sitework for Phase 2D 
mixed-use development. 

• Construction of mixed-use development and associated 
buildings, parking, drives, utility and storm water 
infrastructure, facilities, walks, landscaping, lighting and 
amenities. 

• Sidewalks along Frontage of Phase 2D 
 
 

Phase 3 
 (12 months)* 

• General earthwork, including placement of fill and 
preparation of subgrade and associated sitework for Phase 3 
commercial development. 

• Construction of commercial development and associated 
buildings, parking, drives, utility and storm water 
infrastructure, facilities, walks, landscaping, lighting and 
amenities. 

• Improvements along lakefront and shoreline, and completion 
of eastern floway system. 

• Completion of Phase 3 and Phase 4 private roads and drives. 
 

Phase 4 
 (12 months)* 

• Construction of Multifamily Residential development and 
associated buildings, parking, drives, utility and storm water 
infrastructure, facilities, walks, landscaping, lighting and 
amenities. 
 

Future Phases 
TBD* 

• Roadwork consisting of a full access signalized intersection at 
Midway Road and Walton Easement Road, and remaining 
Pier Avenue Improvements to western limits of Willow Lakes 
property. 

• Construction of pavement and landscaped median for Walton 
Easement Tract, and Pier Avenue Tract. 

• Completion of western side floway system. 

• Drainage associated with roadwork. 

• Construction of potable water and wastewater service mains 
and stub-outs for future phases; 

• Electric and telecom services and stub outs for future phases; 

• Construction of commercial tracts in Phase 5 and 6, and 
residential tracts in Phases 7 and 8.  See PD Conceptual Site 
Plan. 
 
 
 

* Subject to market conditions 
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III. TRAFFIC CONCURRENCY (O’Rourke Engineering and Planning)  

 

Trip Generation – The project will generate an estimated 37,297 daily trips, 2,381 AM peak 

hour trips and 2,486 PM peak hour trips. 

Analysis/Needs – A detailed analysis of the intersections and link generally within a 5-mile 

radius that were significantly impacted by the project was conducted.  As a result of the analysis, 

a series of prop share payments were estimated.  The total prop share estimate is $7,358,178.  

These payments, which are creditable against impact fees, as well as additional impact fees 

collected, would be used to make improvements in the Midway corridor. The impact fees are 

estimated as $8,696,883, exclusive of the golf and Wave Garden facilities. 

Those improvements include widening Midway Road to six lanes from Arterial A through to the 

northbound on ramps at I-95.  Extensive turn lanes would also be required at the driveways along 

Midway Road.  The construction along Midway Road will be coordinated with the developers of 

LTC Ranch and the Village at Midway, where appropriate. 

 

 
 
 























Table 2 - Trip Generation 

Table 2a: Daily

In Out In Out Total In Out Total % In Out Total In Out Total % In Out Total
Single Family Detached 210            150             DU Ln(T) = 0.92Ln(X) + 2.71 50% 50% 755       755       1,510    53         169       222       14.7% 702       586       1,288    -        -        -        0.0% 702       586       1,288    

Multifamily Housing (Low-Rise) 220            150             DU T = 7.56(X) - 40.86 50% 50% 547       546       1,093    38         122       160       14.6% 509       424       933       -        -        -        0.0% 509       424       933       
Multifamily Housing (Mid-Rise) 221            700             DU T = 5.45(X) - 1.75 50% 50% 1,907    1,906    3,813    133       426       559       14.7% 1,774    1,480    3,254    -        -        -        0.0% 1,774    1,480    3,254    

General Office 710            100,000      Sft Ln(T) = 0.97Ln(X) + 2.50 50% 50% 531       530       1,061    127       482       609       57.4% 404       48         452       -        -        -        0.0% 404       48         452       
Medical Office 720            50,000        Sft T = 38.42(X) - 87.62 50% 50% 917       916       1,833    220       834       1,054    57.5% 697       82         779       -        -        -        0.0% 697       82         779       

Shopping Center 820            250,000      Sft Ln(T) = 0.68Ln(X) + 5.57 50% 50% 5,605    5,605    11,210  921       798       1,719    15.3% 4,684    4,807    9,491    1,614    1,613    3,227    34.0% 3,070    3,194    6,264    
Super Convenience Market/Gas Station FDOT 5,000          Pumps/Sft T=256.7(FP) - 144.5(Sft) 50% 50% 1,693    1,692    3,385    278       241       519       15.3% 1,415    1,451    2,866    889       888       1,777    62.0% 526       563       1,089    

Convenience Market 851            5,000          Sft T = 762.28(X) 50% 50% 1,906    1,905    3,811    313       271       584       15.3% 1,593    1,634    3,227    823       823       1,646    51.0% 770       811       1,581    
Pharmacy/Drugstore without Drive-Thru 880            15,000        Sft Ln(T) = 0.99Ln(X) + 4.51 50% 50% 664       663       1,327    109       94         203       15.3% 555       569       1,124    298       298       596       53.0% 257       271       528       
Fast-Food Restaurant with Drive-Thru 934            25,000        Sft T = 470.95(X) 50% 50% 5,887    5,887    11,774  1,598    655       2,253    19.1% 4,289    5,232    9,521    2,333    2,332    4,665    49.0% 1,956    2,900    4,856    
High-Turnover (Sit-Down) Restaurant 932            100,000      Sft T = 112.18(X) 50% 50% 5,609    5,609    11,218  1,522    624       2,146    19.1% 4,087    4,985    9,072    1,951    1,950    3,901    43.0% 2,136    3,035    5,171    

Water Slide Park 482            9.5 Acres T = 150.33(X) 50% 50% 714       714       1,428    -        -        -        0.0% 714       714       1,428    -        -        -        0.0% 714       714       1,428    
Multipurpose Recreational Facility 435            19,600        Sft T = 29.10(X) 50% 50% 285       285       570       -        -        -        0.0% 285       285       570       -        -        -        0.0% 285       285       570       

Movie Theater 444            42,500        Sft T = 78.09(X) 50% 50% 1,660    1,659    3,319    -        -        -        0.0% 1,660    1,659    3,319    -        -        -        0.0% 1,660    1,659    3,319    
Golf Course 430            18               Holes T = 30.38(X) 50% 50% 274       273       547       -        -        -        0.0% 274       273       547       -        -        -        0.0% 274       273       547       

Golf Driving Range 432            20               Tees T = 13.65(X) 50% 50% 137       136       273       -        -        -        0.0% 137       136       273       -        -        -        0.0% 137       136       273       
Hotel 310            600             Rooms T = 11.29(X) - 426.97 50% 50% 3,174    3,173    6,347    127       724       851       13.4% 3,047    2,449    5,496    -        -        -        0.0% 3,047    2,449    5,496    

TOTALS 32,265  32,254  64,519  5,439    5,440    10,879  16.9% 26,826  26,814  53,640  7,908    7,904    15,812  29.5% 18,918  18,910  37,828  

Table 2b: AM Peak Hour

In Out In Out Total In Out Total % In Out Total In Out Total % In Out Total
Single Family Detached 210            150             DU T = 0.71(X) + 4.80 25% 75% 28         83         111       2           19         21         18.9% 26         64         90         -        -        -        0.0% 26         64         90         

Multifamily Housing (Low-Rise) 220            150             DU Ln(T) = 0.95Ln(X) - 0.51 23% 77% 16         54         70         1           12         13         18.6% 15         42         57         -        -        -        0.0% 15         42         57         
Multifamily Housing (Mid-Rise) 221            700             DU Ln(T) = 0.98Ln(X) - 0.98 26% 74% 60         170       230       4           39         43         18.7% 56         131       187       -        -        -        0.0% 56         131       187       

General Office 710            100,000      Sft T = 0.94(X) + 26.49 86% 14% 103       17         120       24         17         41         34.2% 79         -        79         -        -        -        0.0% 79         -        79         
Medical Office 720            50,000        Sft Ln(T) = 0.89Ln(X) + 1.31 78% 22% 94         27         121       24         17         41         33.9% 70         10         80         -        -        -        0.0% 70         10         80         

Shopping Center 820            250,000      Sft T = 0.50(X) + 151.78 62% 38% 172       105       277       21         19         40         14.4% 151       86         237       41         40         81         34.0% 110       46         156       
Super Convenience Market/Gas Station FDOT 5,000          Pumps/Sft T= 12.3(FP) + 15.5(Sft) 50% 50% 137       137       274       21         19         40         14.6% 116       118       234       73         72         145       62.0% 43         46         89         

Convenience Market 851            5,000          Sft T = 62.54(X) 50% 50% 157       156       313       24         22         46         14.7% 133       134       267       68         68         136       51.0% 65         66         131       
Pharmacy/Drugstore without Drive-Thru 880            15,000        Sft T = 10.22(X) - 75.70 65% 35% 51         27         78         6           5           11         14.1% 45         22         67         18         18         36         53.0% 27         4           31         
Fast-Food Restaurant with Drive-Thru 934            25,000        Sft T = 40.19(X) 51% 49% 513       492       1,005    75         41         116       11.5% 438       451       889       218       218       436       49.0% 220       233       453       
High-Turnover (Sit-Down) Restaurant 932            100,000      Sft T = 9.94(X) 55% 45% 547       447       994       74         40         114       11.5% 473       407       880       189       189       378       43.0% 284       218       502       

Water Slide Park 482            9.5 Acres T = 22.92(X) 58% 42% 126       92         218       -        -        -        0.0% 126       92         218       -        -        -        0.0% 126       92         218       
Multipurpose Recreational Facility 435            19,600        Sft T = 2.24(X) 71% 29% 31         13         44         -        -        -        0.0% 31         13         44         -        -        -        0.0% 31         13         44         

Movie Theater 444            42,500        Sft T = 0.22(X) 71% 29% 6           3           9           -        -        -        0.0% 6           3           9           -        -        -        0.0% 6           3           9           
Golf Course 430            18               Holes T = 1.76(X) 79% 21% 25         7           32         -        -        -        0.0% 25         7           32         -        -        -        0.0% 25         7           32         

Golf Driving Range 432            20               Tees T = 0.40(X) 61% 39% 5           3           8           -        -        -        0.0% 5           3           8           -        -        -        0.0% 5           3           8           
Hotel 310            600             Rooms T = 0.50(X) - 5.34 59% 41% 174       121       295       7           34         41         13.9% 167       87         254       -        -        -        0.0% 167       87         254       

TOTALS 2,245    1,954    4,199    283       284       567       13.5% 1,962    1,670    3,632    607       605       1,212    33.4% 1,355    1,065    2,420    

Table 2c: PM Peak Hour

In Out In Out Total In Out Total % In Out Total In Out Total % In Out Total
Single Family Detached 210            150             DU Ln(T) = 0.96Ln(X) + 0.20 63% 37% 95         55         150       42         36         78         52.0% 53         19         72         -        -        -        0.0% 53         19         72         

Multifamily Housing (Low-Rise) 220            150             DU Ln(T) = 0.89Ln(X) - 0.02 63% 37% 54         31         85         24         20         44         51.8% 30         11         41         -        -        -        0.0% 30         11         41         
Multifamily Housing (Mid-Rise) 221            700             DU Ln(T) = 0.96Ln(X) - 0.63 61% 39% 175       112       287       80         69         149       51.9% 95         43         138       -        -        -        0.0% 95         43         138       

General Office 710            100,000      Sft Ln(T) = 0.95Ln(X) + 0.36 16% 84% 18         96         114       17         23         40         35.1% 1           73         74         -        -        -        0.0% 1           73         74         
Medical Office 720            50,000        Sft T = 3.39(X) + 2.02 28% 72% 48         124       172       26         34         60         34.9% 22         90         112       -        -        -        0.0% 22         90         112       

Shopping Center 820            250,000      Sft Ln(T) = 0.74Ln(X) + 2.89 48% 52% 514       556       1,070    196       202       398       37.2% 318       354       672       113       115       228       34.0% 205       239       444       
Super Convenience Market/Gas Station FDOT 5,000          Pumps/Sft T= 12.3(FP) + 15.5(Sft) 50% 50% 137       137       274       50         52         102       37.2% 87         85         172       48         48         96         56.0% 39         37         76         

Convenience Market 851            5,000          Sft T = 49.11(X) 51% 49% 125       121       246       45         46         91         37.0% 80         75         155       40         39         79         51.0% 40         36         76         
Pharmacy/Drugstore without Drive-Thru 880            15,000        Sft T = 8.51(X) 49% 51% 63         65         128       23         24         47         36.7% 40         41         81         21         22         43         53.0% 19         19         38         
Fast-Food Restaurant with Drive-Thru 934            25,000        Sft T = 32.67(X) 52% 48% 425       392       817       121       151       272       33.3% 304       241       545       134       133       267       49.0% 170       108       278       
High-Turnover (Sit-Down) Restaurant 932            100,000      Sft T = 9.77(X) 62% 38% 606       371       977       145       181       326       33.4% 461       190       651       140       140       280       43.0% 321       50         371       

Water Slide Park 482            9.5 Acres T = 22.92(X) 42% 58% 92         126       218       27         14         41         18.8% 65         112       177       -        -        -        0.0% 65         112       177       
Multipurpose Recreational Facility 435            19,600        Sft T = 3.58(X) 55% 45% 39         31         70         9           4           13         18.6% 30         27         57         -        -        -        0.0% 30         27         57         

Movie Theater 444            42,500        Sft T = 6.17(X) 94% 6% 246       16         262       33         16         49         18.7% 213       -        213       -        -        -        0.0% 213       -        213       
Golf Course 430            18               Holes T = 2.91(X) 53% 47% 28         24         52         7           3           10         19.2% 21         21         42         -        -        -        0.0% 21         21         42         

Golf Driving Range 432            20               Tees T = 1.25(X) 45% 55% 11         14         25         3           2           5           20.0% 8           12         20         -        -        -        0.0% 8           12         20         
Hotel 310            600             Rooms T = 0.75(X) - 26.02 51% 49% 216       208       424       98         69         167       39.4% 118       139       257       -        -        -        0.0% 118       139       257       

TOTALS 2,892    2,479    5,371    946       946       1,892    35.2% 1,946    1,533    3,479    496       497       993       28.5% 1,450    1,036    2,486    

Source: ITE 10th Edition Trip Generation Rates
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