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June 24, 2024              Sent via e-mail: maston.crapps@dreamfindershomes.com

Maston Crapps, Regional VP
Dream Finders Homes
14701 Philips Hwy., Suite 300
Jacksonville, FL 32256

Re: M I L L C R E E K  P D S I G N A L  W A R R A N T  A N A L Y S I S
Orange Avenue and Project Entrance/Bent Creek Dr
Parcel ID 2407-124-0001-000-3 

Dear Maston,

JFO Group Inc. has been retained to prepare a signal warrant analysis to assess the potential need for 
signalization at the intersection of Orange Avenue and Project Entrance/Bent Creek Drive associated 
with the proposed site plan for the Millcreek PD project. The Millcreek PD project is proposing 313 
townhomes and 130 single family homes. 

Exhibit 1 includes the trip generation for the proposed project.
As shown in Exhibit 1, the net Daily, AM and PM peak hour trips 
potentially generated due to the planned development are 
3,367, 215 (54 In/161 Out) and 282 (178 In/104 Out) trips 
respectively. Exhibit 2 includes a conceptual site plan for the 
proposed project.

Exhibit 3 includes population projections from the University of 
Florida’s Bureau of Economic and Business Research (BEBR)
for St Lucie County. According to Exhibit 3 and in order to 
provide a conservative analysis, a medium growth rate of 
1.50% was used in this analysis and applied to the June 20, 
2024 counts which were also adjusted by FDOT’s Peak Season 
Factors. Exhibit 4 includes the field data collection. 

12-hour turning movement volumes from 7AM to 7PM were
calculated at the subject intersection using field data and 
percentage of daily traffic coefficients from the 11th Edition of 
the Trip Generation Manual from the Institute of 
Transportation Engineers (ITE). See Exhibit 5. Even though the 
project is providing cross connections with two (2) adjacent 
properties and a direct connection to Mariah Cir, as part of a 
conservative analysis, it was assumed that 100% of all project 
traffic will access the site through the subject intersection.

The nearest signalized intersection to the project is located at the Orange Avenue and Hartman Road 
intersection which is located approximately 1,550 feet east of the study intersection. 

There are nine warrants included in the Manual on Uniform Traffic Control Devices (MUTCD) manual, only 
three (3) were evaluated in this analysis: Eight-Hour Vehicular Volume, Four-Hour Vehicular Volume and
Peak Hour. The remaining warrants were either considered to be not applicable for this location or 
necessary information was not available.   

Figure 1 : Project Location
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Exhibit 6 includes the HCS2024 Warrants Report for 2027 conditions which is the anticipated buildout for 
the Millcreek PD project. According to the Manual on Uniform Traffic Control Devices (MUTCD) for Streets 
and Highways, a traffic signal should be installed if one or more of the signal warrants are met. According 
to FDOT District 4, Warrants 1 and 7 are required to be met in order for a new traffic signal to be approved. 
This analysis shows that the Orange Avenue and Project Entrance/Bent Creek Drive meets Warrant 3: Peak 
Hour at project buildout in the year 2027 while it does not meet Warrant 1: Eight-Hour Vehicular Volume.   

Furthermore, as required during the pre-application meeting on June 13, 2024, Exhibit 7 includes Synchro 
12 (HCM 7) analyses for both AM and PM peak hours to determine the adequacy of the existing 
eastbound U/left turn lane that will be servicing the proposed project driveway. Table 1 summarizes the 
results of the HCM analysis. As shown in Table 1, the existing eastbound U/Left turn lane will be able to 
accommodate existing, forecasted and left turn project traffic at project build-out in the year 2027.

Table 1: Orange Ave & Bent Creek Dr Eastbound Left Turn Lane
AM PM

2027 Eastbound Left Demand 27 96

95th Percentile BQ (ft/ln) 2.5 12.5

95th Percentile BQ (veh/ln) 0.1 0.5

Exiting U-Turn (feet) 225’ + 50’ Taper

FDOT 212-11 197.5’ + 50’ Taper

In conclusion, according to FDOT policies, a traffic signal at Orange Avenue and Project Entrance/Bent 
Creek Drive is not warranted. Consequently, the installation of a traffic signal device at the Orange 
Avenue and Project Entrance/Bent Creek Dr intersection is not recommended at this time. Similarly, 
according to the intersection operational analysis, the existing eastbound U-turn lane will be able to 
accommodate existing traffic and the future traffic generated by the Millcreek PD development.

Sincerely,

J F O  G R O U P  I N C
COA Number 32276

Enclosures:  Exhibit 1: Trip Generation
Exhibit 2: Conceptual Site Plan
Exhibit 3: BEBR Population Growth
Exhibit 4: Field Data Collection
Exhibit 5: Intersection Volume Development
Exhibit 6: Signal Warrant Analysis 
Exhibit 7: HCM Operational Analysis

1 Total Decel. Distance: 185’ + Queue Length: 12.5’ 
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3 .  E X I S T I N G  C O N D I T I O N S  

Orange Avenue is the major roadway serving as primary access to the project. It consists of a 

four (4) lane divided road in the project vicinity. 

4 .  B A C K G R O U N D  T R A F F I C  

The University of Florida’s Bureau of Economic and Business Research (BEBR) from the College 

of Liberal Arts and Sciences calculates population projections for Florida and Its Counties. 

Table 3 includes the St. Lucie County BEBR growth rates for Year 2025 based on data included 

in the BEBR Bulletin 198 from January 2024. Exhibit 4 includes the applicable excerpts from the 

BEBR bulletin. 

Table 3: 2025 UF-BEBR Growth Rate 

County 
BEBR Population 
Estimate April 1, 

2023 

BEBR Population Projections 
(April 1) 

2025 
Range 2025 

St. Lucie 368,628

Low 362,300 -0.57%

Medium 385,400 1.50%

High 408,600 3.60%

In order to provide a conservative analysis, the BEBR medium growth rate (1.50%) was used in 

this analysis to determine background traffic on the transportation network.  
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College of Liberal Arts and Sciences
Bureau of Economic and Business Research

Florida Population Studies Volume 57, Bulletin 198
January 2024

Projections of Florida Population by County, 
2025–2050, with Estimates for 2023

Stefan Rayer, Population Program Director
Conor Comfort, Research Demographer

The Bureau of Economic and Business Research (BEBR) 
at the University of Florida has produced population 
projections for Florida and its counties since the 1970s. 
This report presents our 2024 set of projections and de-
scribes the methodology used to construct those pro-
jections. To account for uncertainty regarding future 
population growth, we publish three series of projec-
tions – low, medium, and high. We recommend using
the medium series for most purposes; this series has 
historically provided the most accurate forecasts for 
Florida counties. It should be noted that these projec-
tions refer solely to the resident population of Florida; 
they do not include temporary or seasonal residents
whose usual place of residence is in another jurisdic-
tion. 

State Projections

The starting point for the state-level projections was 
the decennial census count for April 1, 2020. Projec-
tions were made in one-year intervals using a cohort-
component methodology in which births, deaths, and 
migration are projected separately for each age-sex co-
hort in Florida. 

Survival rates were applied by single year of age and 
sex to project future deaths in the population. These 
rates were based on Florida Life Tables for 2012–2018, 
using mortality data published by the Office of Vital Sta-
tistics in the Florida Department of Health. We ad-
justed the survival rates for 2020–2028 to make them 
consistent with recent mortality trends, and to align 

the projected deaths with those from the State of Flor-
ida’s Demographic Estimating Conference (DEC) held 
November 28, 2023. After 2028, we made small adjust-
ments to the survival rates based on projected changes 
in survival rates released by the U.S. Census Bureau.

Domestic migration rates by age and sex were based on 
Public Use Microdata Sample (PUMS) files from the 
2011–2019 American Community Survey (ACS) 1-year 
estimates and 2015–2019 ACS 5-year estimates. We 
calculated an average of those two sets of migration es-
timates; projections based on input data from more 
than one period tend to be more accurate than those 
based on a single period. By combining 1-year ACS esti-
mates, which are more current, with 5-year ACS esti-
mates, which are more stable, we make use of the 
different strengths of each type of ACS data.

We applied smoothing techniques to the migration 
rates by single year of age and sex to adjust for data 
irregularities caused by small sample sizes. The 
smoothed in- and out-migration rates were weighted 
to account for recent changes in Florida’s population 
growth rates. Projections of domestic in-migration 
were made by applying weighted in-migration rates to 
the projected population of the United States (minus 
Florida), using the most recent set of national projec-
tions produced by the U.S. Census Bureau. Projections 
of out-migration were made by applying weighted out-
migration rates to the Florida population. In both in-
stances, rates were calculated separately for males and 
females for each age up to 90 and over.
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County Estimates
and State April 1, 2023 2025 2030 2035 2040 2045 2050

Projections, April 1

MIAMI-DADE  2,768,954
  Low         2,673,300 2,663,100 2,630,800 2,587,800 2,543,600 2,501,800
  Medium      2,814,000 2,910,500 2,981,000 3,035,500 3,083,200 3,127,200
  High        2,954,700 3,157,900 3,331,300 3,483,200 3,622,700 3,752,700

MONROE      84,511
  Low         80,300 78,400 76,000 73,300 70,700 68,100
  Medium      85,400 87,100 88,100 88,600 88,900 89,000
  High        90,600 95,800 100,200 103,900 107,100 110,000

NASSAU      100,763
  Low         97,300 101,400 103,400 103,800 102,800 101,300
  Medium      105,700 116,600 125,700 133,500 139,900 145,800
  High        114,200 131,700 148,000 163,200 177,000 190,200

OKALOOSA    219,260
  Low         211,400 212,900 211,500 208,500 204,700 200,600
  Medium      224,900 236,500 245,200 251,900 257,500 262,200
  High        238,400 260,200 278,900 295,400 310,300 323,800

OKEECHOBEE  39,591
  Low         37,800 36,600 35,500 34,500 33,500 32,600
  Medium      39,800 40,000 40,300 40,500 40,600 40,800
  High        41,800 43,400 45,000 46,400 47,700 48,900

ORANGE      1,492,951
  Low         1,454,400 1,497,700 1,513,900 1,510,700 1,496,500 1,479,200
  Medium      1,547,200 1,664,100 1,755,300 1,825,600 1,882,400 1,933,600
  High        1,640,000 1,830,500 1,996,600 2,140,500 2,268,300 2,388,000

OSCEOLA     439,225
  Low         436,200 470,500 490,600 500,600 505,200 507,300
  Medium      469,000 531,600 582,300 623,800 660,500 695,000
  High        501,900 592,800 674,000 747,000 815,700 882,600

PALM BEACH  1,532,718
  Low         1,489,100 1,503,700 1,500,300 1,485,500 1,463,900 1,440,800
  Medium      1,567,500 1,643,400 1,700,000 1,742,500 1,774,400 1,801,100
  High        1,645,800 1,783,100 1,899,800 1,999,500 2,084,900 2,161,300

PASCO       610,743
  Low         598,400 624,100 640,000 644,400 644,100 642,200
  Medium      636,600 693,400 742,100 778,700 810,200 839,500
  High        674,800 762,800 844,100 913,000 976,300 1,036,700

PINELLAS    974,689
  Low         943,000 926,100 909,600 893,000 877,200 862,600
  Medium      982,200 995,900 1,007,800 1,017,600 1,025,900 1,033,000
  High        1,021,500 1,065,600 1,106,100 1,142,300 1,174,700 1,203,500

POLK        797,616
  Low         782,400 817,400 838,800 845,700 846,100 844,100
  Medium      832,400 908,200 972,600 1,022,000 1,064,300 1,103,400
  High        882,300 999,000 1,106,300 1,198,400 1,282,500 1,362,700

PUTNAM      75,906
  Low         72,600 71,000 69,000 66,900 65,100 63,500
  Medium      76,400 77,600 78,100 78,500 79,000 79,400
  High        80,300 84,200 87,300 90,100 92,800 95,300

ST. JOHNS 315,317
  Low         313,800 341,200 359,500 368,300 372,800 375,100
  Medium      337,400 385,500 426,700 459,000 487,300 513,900
  High        361,000 429,800 493,900 549,600 601,800 652,600

ST. LUCIE 368,628
  Low         362,300 381,600 394,000 400,600 404,500 406,000
  Medium      385,400 423,900 456,800 484,200 508,800 530,700
  High        408,600 466,300 519,600 567,700 613,100 655,400

Bureau of Economic and Business Research, Florida Population Studies, Bulletin 198 7
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File Name : ORBENT
Site Code : JO24
Start Date : 6/20/2024
Page No : 1

Manual traffic count - All traffic
Orange Ave., and Bent Creeck Dr.
Fort Pierce, FL

Groups Printed- All Traffic
Bent Creeck Dr

NB
Orange Ave

EB
Orange Ave

WB
Start Time Left Right Ped Thru Right UTurn Left Thru UTurn Int. Total
07:00 AM 7 4 0 122 1 0 1 140 0 275
07:15 AM 4 4 0 137 2 0 3 123 0 273
07:30 AM 6 0 2 190 2 0 0 167 0 367
07:45 AM 10 10 4 231 3 0 1 147 0 406

Total 27 18 6 680 8 0 5 577 0 1321

08:00 AM 10 5 0 192 2 0 3 143 1 356
08:15 AM 5 5 0 189 3 0 1 103 0 306
08:30 AM 7 6 0 179 6 0 2 111 0 311
08:45 AM 4 4 0 189 1 0 2 137 0 337

Total 26 20 0 749 12 0 8 494 1 1310

09:00 AM 4 5 1 132 0 0 2 118 0 262
09:15 AM 4 4 0 131 6 3 0 115 0 263
09:30 AM 5 3 1 139 1 0 1 116 0 266
09:45 AM 2 4 2 165 2 0 2 113 0 290

Total 15 16 4 567 9 3 5 462 0 1081

10:00 AM 6 4 0 117 1 0 0 100 0 228
10:15 AM 1 0 0 111 2 0 1 92 0 207
10:30 AM 3 5 0 144 6 0 0 131 0 289
10:45 AM 2 6 0 143 5 1 4 115 1 277

Total 12 15 0 515 14 1 5 438 1 1001

11:00 AM 3 3 0 136 5 0 3 106 0 256
11:15 AM 7 4 0 166 4 0 3 104 0 288
11:30 AM 6 3 0 134 4 1 0 122 0 270
11:45 AM 6 5 0 142 6 1 1 105 0 266

Total 22 15 0 578 19 2 7 437 0 1080

12:00 PM 6 6 0 151 10 0 3 159 0 335
12:15 PM 3 5 0 130 3 0 3 139 2 285
12:30 PM 3 8 0 149 5 0 4 155 0 324

KMF Traffic Group, LLC
(772) 924-6993

www.kmftraffic.net
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File Name : ORBENT
Site Code : JO24
Start Date : 6/20/2024
Page No : 2

Manual traffic count - All traffic
Orange Ave., and Bent Creeck Dr.
Fort Pierce, FL

Groups Printed- All Traffic
Bent Creeck Dr

NB
Orange Ave

EB
Orange Ave

WB
Start Time Left Right Ped Thru Right UTurn Left Thru UTurn Int. Total
12:45 PM 10 3 0 154 7 0 2 138 0 314

Total 22 22 0 584 25 0 12 591 2 1258

01:00 PM 7 6 0 143 4 0 0 172 0 332
01:15 PM 3 1 0 144 5 0 5 148 0 306
01:30 PM 1 3 0 157 3 0 2 144 0 310
01:45 PM 4 5 0 109 10 1 5 131 0 265

Total 15 15 0 553 22 1 12 595 0 1213

02:00 PM 4 8 0 141 3 0 3 165 0 324
02:15 PM 4 5 0 154 6 0 6 134 0 309
02:30 PM 4 5 0 131 3 0 5 124 0 272
02:45 PM 4 8 0 146 2 0 7 150 0 317

Total 16 26 0 572 14 0 21 573 0 1222

03:00 PM 3 5 0 121 2 0 4 133 0 268
03:15 PM 6 5 0 143 6 0 1 133 0 294
03:30 PM 4 6 0 140 4 1 3 158 0 316
03:45 PM 0 2 0 168 4 0 5 178 0 357

Total 13 18 0 572 16 1 13 602 0 1235

04:00 PM 6 7 0 150 6 0 1 187 0 357
04:15 PM 2 6 0 189 7 0 6 177 0 387
04:30 PM 4 4 0 182 4 0 11 178 0 383
04:45 PM 5 4 0 183 6 2 2 182 0 384

Total 17 21 0 704 23 2 20 724 0 1511

05:00 PM 5 5 0 193 7 3 6 197 0 416
05:15 PM 1 6 0 195 10 0 6 196 0 414
05:30 PM 3 5 0 179 9 1 5 181 1 384
05:45 PM 6 9 1 174 9 0 4 147 0 350

Total 15 25 1 741 35 4 21 721 1 1564

06:00 PM 3 5 0 125 5 0 5 153 0 296
06:15 PM 4 5 2 126 8 0 5 97 0 247

KMF Traffic Group, LLC
(772) 924-6993

www.kmftraffic.net
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File Name : ORBENT
Site Code : JO24
Start Date : 6/20/2024
Page No : 3

Manual traffic count - All traffic
Orange Ave., and Bent Creeck Dr.
Fort Pierce, FL

Groups Printed- All Traffic
Bent Creeck Dr

NB
Orange Ave

EB
Orange Ave

WB
Start Time Left Right Ped Thru Right UTurn Left Thru UTurn Int. Total
06:30 PM 0 5 2 88 6 0 0 98 0 199
06:45 PM 3 2 0 103 7 0 1 91 0 207

Total 10 17 4 442 26 0 11 439 0 949

Grand Total 210 228 15 7257 223 14 140 6653 5 14745
Apprch % 46.4 50.3 3.3 96.8 3 0.2 2.1 97.9 0.1

Total % 1.4 1.5 0.1 49.2 1.5 0.1 0.9 45.1 0

KMF Traffic Group, LLC
(772) 924-6993

www.kmftraffic.net
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File Name : ORBENT
Site Code : JO24
Start Date : 6/20/2024
Page No : 4

Manual traffic count - All traffic
Orange Ave., and Bent Creeck Dr.
Fort Pierce, FL

Bent Creeck Dr
NB

Orange Ave
EB

Orange Ave
WB

Start Time Left Right Ped App. Total Thru Right UTurn App. Total Left Thru UTurn App. Total Int. Total

Peak Hour Analysis From 07:00 AM to 09:45 AM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:30 AM

07:30 AM 6 0 2 8 190 2 0 192 0 167 0 167 367
07:45 AM 10 10 4 24 231 3 0 234 1 147 0 148 406
08:00 AM 10 5 0 15 192 2 0 194 3 143 1 147 356
08:15 AM 5 5 0 10 189 3 0 192 1 103 0 104 306

Total Volume 31 20 6 57 802 10 0 812 5 560 1 566 1435
% App. Total 54.4 35.1 10.5 98.8 1.2 0 0.9 98.9 0.2

PHF .775 .500 .375 .594 .868 .833 .000 .868 .417 .838 .250 .847 .884
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KMF Traffic Group, LLC
(772) 924-6993

www.kmftraffic.net
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File Name : ORBENT
Site Code : JO24
Start Date : 6/20/2024
Page No : 6

Manual traffic count - All traffic
Orange Ave., and Bent Creeck Dr.
Fort Pierce, FL

Bent Creeck Dr
NB

Orange Ave
EB

Orange Ave
WB

Start Time Left Right Ped App. Total Thru Right UTurn App. Total Left Thru UTurn App. Total Int. Total

Peak Hour Analysis From 02:00 PM to 06:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 04:45 PM

04:45 PM 5 4 0 9 183 6 2 191 2 182 0 184 384
05:00 PM 5 5 0 10 193 7 3 203 6 197 0 203 416
05:15 PM 1 6 0 7 195 10 0 205 6 196 0 202 414
05:30 PM 3 5 0 8 179 9 1 189 5 181 1 187 384

Total Volume 14 20 0 34 750 32 6 788 19 756 1 776 1598
% App. Total 41.2 58.8 0 95.2 4.1 0.8 2.4 97.4 0.1

PHF .700 .833 .000 .850 .962 .800 .500 .961 .792 .959 .250 .956 .960
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KMF Traffic Group, LLC
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www.kmftraffic.net
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