
MEMORANDUM
June 1 , 2026 

Re: Willow Lakes
Transportation Facilities Analysis
Fort Pierce, Florida

260191.02.03

Introduction
This memorandum was prepared at the request of Willow Lakes, LLC for the proposed zoning 

application of the subject property from Planned Development to General Commercial (C-3) 

zoning with respect to approximately 26 acres located along the property’s frontage on Midway 

Road and to Light Industrial (I-1) with restrictive covenant on the land at the time of rezoning 

approval, limiting the Light Industrial zoned portion of the property to use as a data center. The 

proposed development is located along Midway Road, east of Wylder Parkway and west of 

Interstate 95, in Fort Pierce, Florida, as illustrated in Figure 1. The property is currently entitled 

for a mixed-use development known as the Willow Lakes Planned Development by Ordinance 

No. 22-001; the document is included in the Attachments for reference. A summary of the zoning 

change is provide in Table 1. 

Table 1
Zoning Summary

Future Land Use Jurisdiction Acres Max Density Land Use Size
Existing

PUD Fort Pierce 200.23 -- PUD 200.23 ac

Proposed

C-3 Fort Pierce 26.00 60% Coverage Shopping Center 679,536 
SF

I-1 Fort Pierce 174.23 60% Coverage Light Industrial 3,825,788 
SF*

*I-1 size calculation less 727,887 square feet of existing utility easement.
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Trip Generation 
The development’s existing entitlement from Ordinance No. 22-001 is 37,297 daily trips, 2,381 

AM peak hour trips, and 2,486 PM peak hour trips. Potential trip generation was calculated using 

information published by the Institute of Transportation Engineers (ITE) in the Trip Generation 

Manual, 12th Edition and were based on the most intense allowable use under the existing and 

proposed zoning categories. For the proposed Commercial zoning use, Shopping Center (>150k) 

(LUC 820) was used, and for the proposed Light Industrial zoning use, Data Center (LUC 160) 

was used. The ITE information sheets are included in the Attachments. Table 2 summarizes the 

resulting trip generation analysis. 

 

Table 2 
Trip Generation Comparison 

 
The proposed development is projected to generate 22,920 net external daily trips, which is a 

reduction of 14,377 net external daily trips, a decrease of 38 percent. 663 trips are projected to 

occur during the AM peak hour and 1,992 trips occur during the PM peak hour.  Both the AM and 

PM peak hour two-way trips are projected to decrease, with an increase of 25 PM exiting trips 

projected. 

  

ITE Daily AM Peak Hour PM Peak Hour
Code Land Use Size Rate Trips Rate Total Enter Exit Rate Total Enter Exit

- PUD 200.23 ac - 37,297 - 2,381 1,328 1,053 - 2,486 1,450 1,036

820 Shopping Center 
(>150k) 679.54 KSF 36.39 (R) 24,728 0.88 (R) 598 371 227 3.26 (R) 2,215 1085 1,130

160 Data Center 3,825.79 KSF 0.73 (R) 2,793 0.07 (R) 268 206 62 0.05 (R) 191 53 138

Gross Trip Generation 27,521 866 577 289 2,406 1,138 1,268

Pass-by Retail/Commercial 4,601 203 126 77 414 207 207

Total External Trips 22,920 663 451 212 1,992 931 1,061

-14,377 -1,718 -877 -841 -494 -519 25
Source: ITE Trip Generation Manual, 12th Edition, and Trip Generation Handbook, 3rd Edition; Existing FLU data are from the 11th Edition.

Fitted curve equeations (E) were used in cases where R2 >=0.75 & have 20 or more studies

Pass-by capped at 10% future traffic volumes

Proposed FLU

Net Change in Trips

Existing FLU
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Conclusion 
This review of transportation conditions demonstrates a decrease in trips compared to the Willow 

Lakes Planned Development and therefore further analysis of the zoning change is not required. 

 

 The proposed zoning change would result in a net decrease of 14,377 net external daily trips, 

1,718 AM peak hour trips and 494 PM peak hour trips. 

 

 The proposed development of the site will undergo additional review through the development 

process, where roadway capacity, traffic operations, access, and intersection capacity will be 

further evaluated in accordance with the requirements of the development approval process. 

The proposed development will be required to address off-site impacts through the City of 

Fort Pierce, St. Lucie County, and the Florida Department of Transportation. 

 
Respectfully submitted, 
 
TRAFFIC & MOBILITY CONSULTANTS 
 



PROFESSIONAL ENGINEERING CERTIFICATION

I hereby certify that I am a Professional Engineer properly registered in the State of Florida practicing with 
Traffic & Mobility Consultants LLC, a corporation authorized to operate as an engineering business, CA-
30024, by the State of Florida Department of Professional Regulation, Board of Professional Engineers, 
and that I have prepared or approved the evaluations, findings, opinions, conclusions, or technical advice 
attached hereto for:

PROJECT: Willow Lakes

LOCATION: Fort Pierce, Florida

CLIENT: Willow Lakes, LLC

I hereby acknowledge that the procedures and references used to develop the results contained in these 
computations are standard to the professional practice of Transportation Engineering as applied through 
professional judgment and experience.

THIS ITEM HAS BEEN DIGITALLY SIGNED AND SEALED BY

ON THE DATE ADJACENT TO THE SEAL

PRINTED COPIES OF THIS DOCUMENT ARE NOT CONSIDERED 

SIGNED AND SEALED AND THE SIGNATURE MUST BE VERIFIED 

ON ANY ELECTRONIC COPIES.

TRAFFIC & MOBILITY CONSULTANTS LLC

3725 SE OCEAN BOULEVARD, SUITE 201

SEWALL’S POINT, FLORIDA 34996

CERTIFICATE OF AUTHORIZATION CA-30024

JAMES LEE KEMP, P.E. NO. 101278

James L Kemp
Digitally signed by James L Kemp
DN: CN=James L Kemp, 
dnQualifier=A01410C0000019DE40E9E940002FE34,
O=Unaffiliated, C=US
Reason: I agree to the terms defined by the placement of 
my signature on this document
Date: 2026.06.16 10:40:29-04'00'
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Data Center
(160)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Weekday

Setting/Location: General Urban/Suburban
Number of Studies: 16

Avg. 1000 Sq. Ft. GFA: 557
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

0.73 0.49 - 1.32 0.20

Data Plot and Equation

T 
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ip

 E
nd

s

X = 1000 Sq. Ft. GFA

Study Site Average RateFitted Curve

Fitted Curve Equation: Ln(T) = 0.71 Ln(X) + 1.51 R²= 0.78

Trip Gen Manual, 12th Edition Institute of Transportation Engineers
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Data Center
(160)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.

Setting/Location: General Urban/Suburban
Number of Studies: 20

Avg. 1000 Sq. Ft. GFA: 509
Directional Distribution: 71% entering, 29% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

0.07 0.03 - 0.22 0.03

Data Plot and Equation

T 
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s

X = 1000 Sq. Ft. GFA

Study Site Average RateFitted Curve

Fitted Curve Equation: T = 0.05(X) + 9.87 R²= 0.53
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Data Center
(160)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.

Setting/Location: General Urban/Suburban
Number of Studies: 19

Avg. 1000 Sq. Ft. GFA: 520
Directional Distribution: 19% entering, 81% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

0.05 0.02 - 0.13 0.03

Data Plot and Equation

T 
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ip

 E
nd

s

X = 1000 Sq. Ft. GFA

Study Site Average Rate

Fitted Curve Equation: Not Given R²= ****
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Shopping Center (>150k)
(820)

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA
On a: Weekday

Setting/Location: General Urban/Suburban
Number of Studies: 32

Avg. 1000 Sq. Ft. GLA: 459
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GLA
Average Rate Range of Rates Standard Deviation

36.39 17.27 - 77.31 15.38

Data Plot and Equation

T 
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ip
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s

X = 1000 Sq. Ft. GLA

Study Site Average Rate

Fitted Curve Equation: Not Given R²= ****
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Shopping Center (>150k)
(820)

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.

Setting/Location: General Urban/Suburban
Number of Studies: 32

Avg. 1000 Sq. Ft. GLA: 498
Directional Distribution: 62% entering, 38% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GLA
Average Rate Range of Rates Standard Deviation

0.88 0.40 - 3.10 0.45

Data Plot and Equation

T 
= 

Tr
ip

 E
nd

s

X = 1000 Sq. Ft. GLA

Study Site Average RateFitted Curve

Fitted Curve Equation: T = 0.61(X) + 132.89 R²= 0.52
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Shopping Center (>150k)
(820)

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.

Setting/Location: General Urban/Suburban
Number of Studies: 55

Avg. 1000 Sq. Ft. GLA: 460
Directional Distribution: 49% entering, 51% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GLA
Average Rate Range of Rates Standard Deviation

3.26 1.57 - 7.22 1.25

Data Plot and Equation

T 
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ip

 E
nd

s

X = 1000 Sq. Ft. GLA

Study Site Average RateFitted Curve

Fitted Curve Equation: Ln(T) = 0.66 Ln(X) + 3.23 R²= 0.63
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