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Future Land Use Element
(page 46)

DENSITY RATING SYSTEM

c. Density Conditions:

1. Maximum Density
The maximum permitted density shall not exceed 16 residential dwelling units per 
gross acre within the Urban designated area, except when utilizing the Transfer of 
Development Rights (TDR) Section 2.2.24.10 of the Land Development Code 
adopted by Ordinance #91-102, on October 30, 1991, as amended.

This provision is intended to encourage unified plans of development and to preserve 
wetlands, wildlife habitat, and other natural features that exist within properties that 
straddle the Urban Mixed Use and Rural Fringe Mixed Use Districts or that straddle 
Receiving and Neutral Lands within the Rural Fringe Mixed Use District. In the case 
of such properties, which were in existence and under unified control (owned, or 
under contract to purchase, by the applicant(s)) as of June 19, 2002, the allowable 
gross density for such properties in aggregate may be distributed throughout the 
project, regardless of whether or not the density allowable for a portion of the project 
exceeds that which is otherwise permitted, when the following conditions are met:

1. Density Blending Conditions and Limitations for Properties Straddling the Urban 
Residential Sub-District or Urban Residential Fringe Sub-District and either the 
Rural Fringe Mixed Use District Neutral or Receiving Lands:
(a) The project must straddle the Urban Residential Sub-District or Urban 

Residential Fringe Sub-District and either the Rural Fringe Mixed Use District 
Neutral or Receiving Lands;

(b) The project in aggregate is a minimum of 80 acres in size;
(c) At least 25% of the project is located within the Urban Mixed Use District. The 

entire project is located within the Collier County Sewer and Water District 
Boundaries and will utilize central water and sewer to serve the project unless 
interim provisions for sewer and water are authorized by Collier County;

(d) The project is currently zoned or will be rezoned to a PUD;
(e) Density to be shifted to the Rural Fringe Mixed Use District from the Urban 

Residential Sub-District is to be located on impacted lands, or it is 
demonstrated that the development on the site is to be located so as to 
preserve and protect the highest quality native vegetation and/or habitat on-
site and to maximize the connectivity of such native vegetation and/or habitat 
with adjacent preservation and/or habitat areas;

(f)  The entire project shall meet the applicable preservation standards of the 
Rural Fringe Mixed Use District. These preservation requirements shall be 
calculated upon and apply to the total project area.

(g) Section 15 (Township 48 South, Range 26 East), which straddles the 
boundary of the Urban Residential Sub-district and the Rural Fringe Mixed 
Use District, is designated Neutral, and is in the approved Mirasol PUD, may 
utilize this density blending provision, subject to the above criteria.
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2. Density Blending Conditions and Limitations for Properties Straddling the Urban 
Residential Fringe Sub-District and Rural Fringe Mixed Use District Sending 
Lands:
(a) The project must straddle the Urban Residential Fringe Sub-District and the 

Rural Fringe Mixed Use District Sending Lands;
(b) The project in aggregate must be a minimum of 400 acres;
(c) At least 25% of the project must be located within the Urban Residential 

Fringe Sub-District. The project must extend central water and sewer (from 
the urban designated portion of the project) to serve the entire project, unless 
alternative interim sewer and water provisions are authorized by Collier 
County;

(d) The Project is currently zoned or will be zoned PUD;
(e) The density to be shifted to the Sending Lands from the Urban Residential 

Fringe is to be located on impacted or disturbed lands, or it is demonstrated 
that the development on the site is to be located so as to preserve and 
protect the highest quality native vegetation and/or habitat on-site and to 
maximize the connectivity of such native vegetation and/or wildlife habitat 
with adjacent preservation and/or habitat areas;

(f)  The Urban portion of the project shall comply with the native vegetation 
requirements identified in the Conservation and Coastal Management 
Element (for Urban designated lands). For those lands within the project 
designated as Sending, the native vegetation preservation requirement shall 
be 90% of the native vegetation, not to exceed 60% of the total project area 
designated as Sending. Wetland areas that are impacted through the 
development process, but which result in enhanced wetland function, 
including habitat and/or flowways, shall be considered as part of the native 
vegetation requirement set forth in this provision and shall not be considered 
as impacted areas. These wetland areas and/or flowways may be used for 
water storage provided that the water discharged in these areas is pre-
treated.

(g) Permitted uses for density blending under this provision include residential 
development and associated amenities, including golf courses meeting the 
criteria for golf courses within the Neutral area. This provision is not intended 
to eliminate any uses permitted within the applicable underlying land use 
designation.

(XIII) 3.  Density Blending Conditions and Limitations for Properties Straddling Receiving 
and Neutral Lands within the Rural Fringe Mixed Use District:

(a) The project shall straddle Receiving Lands and Neutral Lands in the Rural 
Fringe Mixed Use District.

(b) The project in aggregate shall be a minimum of 80 acres in size.
(c) At least 25% of the project shall be located in Receiving Lands. The project 

shall extend central water and sewer to serve the entire project, unless 
alternative interim sewer and water provisions are authorized by the County.

(d) The project shall be encouraged to be in the form of a PUD.
(e) It shall be demonstrated that development on the site is to be located so as to 

Preserve and protect the highest quality native vegetation and/or habitat 
onsite and to maximize the connectivity of such native vegetation and/or 
wildlife habitat with adjacent preservation and/or habitat areas.
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(f) The project shall comply with the native vegetation requirements applicable to 
Neutral Lands, as set forth in the CCME. 

(g) Permitted uses for density blending under this provision shall include 
residential development and associated amenities, including golf courses 
meeting the criteria for golf courses within the Neutral Area. This provision is 
not intended to eliminate any uses permitted within the applicable underlying 
land use designation.

4.  Density Blending Conditions and Limitations for the property described as the North 
½ of the North ½ of Section 11, Township 48 South, Range 26 East designated as 
Neutral Lands, subject to the following conditions:
(a) The project shall be immediately adjacent to the approved Mirasol PUD and be 

designated as Neutral Lands in the Rural Fringe
(b) The project in aggregate shall be a minimum of 150 acres in size.
(c) The project shall extend central water and sewer to serve the entire project, 

unless alternative interim sewer and water provisions are authorized by the 
County.

(d) It shall be demonstrated that development on the site is to be located within the 
existing development footprint of the approved Mirasol PUD so as to preserve 
and protect the native vegetation and/or habitat onsite and to maximize the 
connectivity of such native vegetation and/or wildlife habitat with adjacent 
preservation and/or habitat areas.

(e) The project shall comply with the native vegetation requirements and is subject to 
the use limitations of Sending Lands within the Rural Fringe Mixed Use District 
as set forth in the CCME.

(f) The project must be incorporated into the approved Mirasol PUD by public hearing 
and, if the approved, the Mirasol PUD may utilize this density blending provision, 
provided the units are limited to the area previously approved for development.  
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II.  AGRICULTURAL/RURAL DESIGNATION

B. Rural Fringe Mixed Use District

1. Transfer of Development Rights (TDR), and Sending, Neutral, and 
Receiving Designations

B) Neutral Lands: (Page 68)

7. The property described as the North ½ of the North ½ of Section 11, Township 48 
South, Range 26 East is designated as Neutral Lands, subject to the following 
conditions:
a. The density from the described property may be blended with the density within 

the Mirasol PUD in accordance with the density conditions that apply to all 
properties subject to the Density Rating System.

b. The units generated from this parcel must be used within the Mirasol PUD.
c. The described property is subject to Vegetation Retention and Site Preservation 

standards applicable in Natural Resource Protection Areas
d. The maximum number of units generated by the described property is limited to 

the maximum number that can be generated Sending Lands in the Rural Fringe 
Mixed Use District and no additional units will be generated pursuant to any 
development rights incentives regulations.

e. The property is otherwise subject to the use limitations of Sending Lands within 
the Rural Fringe Mixed Use District.  

II.  AGRICULTURAL/RURAL DESIGNATION

B. Rural Fringe Mixed Use District

4. Exemptions from the Rural Fringe Mixed Use District Development Standards –
(Page 76)

The requirements of this District shall not apply to, affect or limit the continuation of 
existing uses. Existing uses shall include: those uses for which all required permits were 
issued prior to June 19, 2002; or projects for which a Conditional use or Rezone petition
has been approved by the County prior to June 19, 2002; or, land use petitions for which
a completed application has been submitted prior to June 19, 2002. The continuation of
existing uses shall include expansions of those uses if such expansions are consistent
with or clearly ancillary to the existing uses.  The approved Mirasol PUD if amended to 
include the property described as the North ½ of the North ½ of Section 11, Township 48 
South, Range 26 East in accordance with this provision shall be deemed a continuation 
of existing uses and such amendment shall not be deemed an increase to development 
intensity or density. Hereafter, such previously approved developments shall be 
deemed to be consistent with the Plan's Goals, Objectives and Policies and for the Rural 
Fringe Mixed Use District, and they may be built out in accordance with their previously 
approved plans. Changes to these previous approvals shall also be deemed to be 
consistent with the Plan's Goals, Policies and Objectives for the Rural Fringe Mixed Use 
District as long as they do not result in an increase in development density or intensity.
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