Urban Development Patterns

STATEMENT OF ISSUE
An evaluation of the objectives and policies of the GMP for their effect upon the pattern and timing of
urban development throughout the County.

ISSUE BACKGROUND

The Collier County GMP has two primary designations within the Future Land Use Map, Urban and
Rural/Agricultural. All land within the County geography will fall within one of these categories. The
majority of coastal area west of County Road 951 and the entire Immokalee area, with the designation of
Urban on the Future Land Use Map, promotes a diversity of urban development and a wide variety of land
uses within these designated areas. The Rural/Agricultural designation does not prevent development, but
rather limits the array of land uses allowed within the designation. In addition to the limited array of land
uses outside of the urban designation, the GMP does provide for concentrated pockets of urbanization
through the development of towns and villages within the Rural Fringe Mixed Use District and the Rural
Lands Stewardship Area. The towns and villages are designed to provide a range of land uses with options
within the range of housing types as well as mobility options. The future development of the towns and
villages within both of the districts is a primary strategy employed by the GMP to bring goods, services and
employment opportunities to the eastern portion of the County and end a reliance upon the Urban area to
the west for these commodities and the vehicles miles traveled and corresponding green house gas
emissions associated with the long commutes.

With the absence of a designated urban service or urban growth boundary, the Collier County Growth
Management Plan utilizes two primary controls to shape or influence the pattern of urban development,
capital expenditures and land-use controls. The capital expenditures contained with the Capital
Improvement Element of the GMP provides for the expansion and extension of transportation corridors,
public facilities and urban services and infrastructures which shape the land market. The Urban designated
area has been the location for the majority of the County’s capital infrastructure expenditures, as evidence
by the infrastructure maps provided for at the end of this section. The Land Use controls established by the
GMP and implemented within the Land development Code shapes the arrangement of allowable and
prohibited land uses.

To evaluate the effectiveness of these controls, an assessment of the growth and development within the
individual planning communities provides an appropriate barometer. The urban planning communities are

North Naples, Central Naples, East Naples, South Naples Golden Gate, Marco, Urban Estates and
Immokalee. The rural planning communities are —

COLLIER COUNTY PLANNING COMMUNITIES
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Planning Developed | Undeveloped | Conservation | Agricultural Total % of Land
Land*(less Land (less

Community Ag) Ag) Preservation Land Acres Developed
North Naples 13,500 4,381 501 112 19,505 69.21%
Central Naples 5,743 702 61 156 6,662 86.21%
East Naples 3,853 807 19 1,186 5,865 65.69%
South Naples 7,543 2,530 989 1,517 12,579 59.97%
Golden Gate 6,863 1,254 46 137 8,300 82.69%
Marco 1,486 4,741 12,472 1,510 20,209 7.35%
Urban Estates 14,376 3,474 288 2,904 21,042 68.32%
Immokalee 5,041 789 1137 10,788 17,755 28.39%
Sub-Total 58,405 18,678 15,513 19,321 111,917
Urban

(Source: 2009 Property Appraiser Records & Collier County GIS data)

* Includes developed Residential, Commercial, Industrial, Institutional Use land, Government, Golf Courses and R-O-W, Utility, Outdoor Rec. land

etc

With the exception of Immokalee and the Marco planning communities, each urban planning community is at or .
past the sixty percent developed stage. The urbanized area with the existing infrastructure and services readily
available is where the County has anticipated the majority of development to locate. As the County transitions
into the next decade of growth and development, it is expected that this pattern will continue as each of the
urban planning communities begin to approach build-out. In addition to the expected growth within the urban
planning communities, the one rural planning community which has experienced considerable growth within the
EAR evaluation period is the rural estates. The rural estates within the EAR evaluation period has seen a thirty-
six percent increase in developed acres. The magnitude of this growth, while not unexpected due to the pre-
platted nature of the planning community, has placed pressure upon the transportation system due to the limited
land uses allowed for within the planning community. Whether this pattern of development in the rural estates
continues over the next seven years is contingent upon the supply and demand balance of available units and
their pricing points in the Urban area. Whatever the future rate of growth is moving forward, general accepted
planning principals recognizes the need to bring a diversity of land uses to the area. The private marketplace
and County government has responded to this pressure with the adoption of the Randal Boulevard Commercial
Subdistrict to the Future Land Use Map in July of 2010, specifically to bring the goods and services required by
the estates residents in closer proximity to the communities dwelling units. Services and employment
opportunities continue to develop in neighboring sub-districts to the rural estates, as well as request to bring
these opportunities interior to the rural estates.

The following maps will illustrate the location existing population, vacant and undeveloped land for the County
as well as the location of the public facilities and infrastructure currently available.
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COLLIER COUNTY 2009 POPULATION (PEAK SEASON)
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COLLIER COUNTY 2010 POPULATION (PEAK SEASON)
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COLLIER COUNTY DEPENDENT AND INDEPENDENT FIRE DISTRICTS
WITH FIRE AND EMS STATIONS

9
A Sy

Tlar ﬂl\l It

Pt

&

\,

| CORKSCNEWRD

Sy ‘

N

Immokalee Fire

LEGEND

@ Freacusoon:
— MR

FIRE DISTRCTS NANE
[ otz Fre

Jb
@

v

v

=
AIARRSTOMED

AEL

0
=
:
0

\_.am ua \wmi ¥

\LEE COUNTY
X

et
BONTRHEACH 1D |

North Napiss Fire

[ cyorepe e
!:]owuoman
[:]Enmm |
[ oomncanse
B cooavarn
[ remotaiee e
[Ceevcere
(] Mwca anarre
(] Mort s Pre
B coxpee =

s

CIL G
ALNNOD ASCGNIH

&/

n pd\tu

AvaiBaTtin Town

ity

LWL

/'/l

T T

B Cokscren ire

R0

> Coller Courty Fre

| Golden Gate Fire

 CtyofNapes Fre| @

Collier County Fire

Cailler County Fire

7
Urban Development Patterns




"MNNG 1AW MEADCEMENT BRI ;;\é«'\\ EYIQRTINR
LUUY LAW ENFORCEMENT BUILDINGS - EXISTING

>
L
I

rm
;I)
(o p)
m
‘A_

" e i
£y / - ‘
: / ‘ l | e’ .
/ dr il
D J it \ =
- R Tty B
‘i..’ ’ ',‘/ e \ : Aol e /,,,A‘ S'f-sf{ 2.8
< 4 |

. / \ \f \

,( \'C? .| A rrorige Gut ]
N i ‘fﬂl 4\ ([ —Count nlueniy o WiD

ol 1, \ AR — kﬂ
y NN IMMOKALEE
e, ) 4“[)”,, AL [RAIFD
N N S e

\&\-’ i? | 90, Raoge Coral Duldng |
% \eEconty | N\ | B

-
DRMORALEE WD =X :*
|

“"\ l, \\ \ P T bl se \ 7
) N BT T s, . | 0
' ! { \ 77

\ Ave MAtaAbwn

f anddipjdethity
K F / /| |
¥ i / /
\ [ WA ot
1 W y ) | |
! - OL WELL I/

‘ Mgy g NNGRALLL D /
N U iy e e - L Q4 Cuateg Torp Sudicatioe
| 8D ;
Eo\ o e
B JRNIEEL! BEACH O
o %
ErEE PETTEY !
l J 5 | |
é I RGO |
f
IwOD Bty | 3; | 00 Shedfl Sutasine

'r‘@ - ‘
=Ly

NAPLES ﬁ"”’*‘@ =

7 .M_,k_j ,________, __L

fuaiOpagen 1T [ e J 1

Puchating

Aagis Alpet | "Q"“ QAR VO Float Prejoct - Phate 1 )
“‘,; 1 S — e Swif Ploat
o/ \LRIDENNARE MAMMOCKRD
L b
ar N\ m————— -
Buddng " T ASfn £ \J b}
&,/ \. Loly dbeative (ESC) T

&
, o
L Napwe Scbugion \,{9, |
\/)
Vi

1 \"4
®l t
o9 \
MY N\ |
Narzo et Scbetaton i "\ ]
i ! I
~ ]
8-.: \ T\ || Bowglden Suteaise
MARCO ISLAND BN y
Y L — y
) ; A ":!' &ﬁ'. - ;/
4 ] J -~ A5
i bt | h
4;.:,.» v i ‘_'L ’ ; ,‘ “w/

CR e

l Lamer County

LS W

Legend
ammm Major Roads
@ Existing Building
f Leased Buidn

HOWRE TN NG K |

B rnd Domtond \
WK 2 DHA wrtmwmm\

8
Urban Development Pattern




aAannn DM A / ) NIA B i N
2009 LIBRARY BUILDING INVENTORY
7 =
: )
& o
2 ‘r’ﬁe L:tl“iﬁvﬁwzmw!x
-~ ;-‘-\‘:; . Py "T ‘ ‘
" iry 1\’ e oD
2, - ECh ~gg ¥
1;., “u‘:fu:-'.fr,‘ .«Q"n‘:'., \1 haes Liny -
ez CORSTEW D |} T
i | / 2 Legend
o pueg IMMOKALEE| © o
| e (‘m R : :
4 @ ,\ < wmme Major Roads
)
i \/
\ o0 ) 0 [ ExisingLibrary
LEE‘: ’!“')‘T | MWXALLERD ) d ~;' ':_: ‘
\ ‘; N ' B 5 s |
=ik ] H i.,,f",n J‘ Mm::::nuo-w'
HONTTA AN 11 '/, /h_\ l {
Jiiay N 47
4 M/ ,v’;
AN WA § o N
Bl Y W o & | /T
—— { i
E . \.amw EERCHHD | e
' 1;; - ”[awl.‘t ‘\AIJI., |
’:}‘." I ) p ( ;I
i '!
| -
4 “
M
bray L
- L
:z
|
|
1
[
|
l;
N
| /
| |
% Nd‘\ }
v/ - \‘w\
41 \ ‘{ Everglades City Ltry
y ,)% m — J.'::‘iL
A T e T 1
. _,EVERGLADES CITY =
L :;‘
Ly ) e Bl

9
Urban Development Pattern




3 i'r‘:i T_\;'§«"-T]\‘
BUILDII - EXISTIN

Nirpet Tax Collector |

| Government Center Complex
| (Buiing B C,D,EF,GH K LindW) vl

Couthouse Anney |

i‘
{
i1 ]

%

™ §

i

£

4 iy

1%

HCN'“ BEACH ,!J Agriculond Balidieg
'

R
B2 |
-
8
5 P st~ —
o 0
iy T :
I=mot e Code Ealaeoement
I l=motuee Couthouse
ComstEw o |
UHRSCIEW \ };‘
LANE [RA L’HDICH I
SO W
I . &
Imeschales Bam ,,h
WMOLEE 1D Imobasiee Anmad Control
y Ave Marif Tbwn ®
nd Srivanity -
‘ 7 ~ ¥
A e "y 2 B
! i
B ; i
& ) N
W OLWELRD £ -
-" I
i (0 Government Senvices Center

=l
;I
3
R
.‘"‘1 Floet Prejoct - Phase | |_
' BLC Floel - in servie )
|
| StormmwateriAquati: plan®leet |
\ |
i Emergency Serdoes Center
|
4 —5
l, ¢ %,
- 4
4, |

Collier County

l NN

|

; Legend

e M3jor Roads

B h Existing Govemment Buidings

k Govemment Buidings
Under Construction

DRMRRS T P |
LR N
(RN S B T

\

=

= o

10
Urban Development Pattern




| b
* )
ca ,l
1
| &
m Legend
Z CRE
yi| Neighbomoad Parks
< 4
| 3 @ regorapans
| o
| s Community Parks
| 5 2
- Undzveloped Parks
/ =
: Sehool Ste *
{ w7 { [ ' {interloca agreements for
3 oumum €47 | . fECrEaton use)
| wowgp /o 5 eSS
| | 3
ELACH @ I .:
1 @i__-— = Map ID Number
oo i ) T
[ @l 1 WILLOUGHEY AUKES NEICHECRHICD PANK 2 VETERANS COMMUNITY PARK
3 - ] 3 PNINCIANS Vi1 ACE NEIEHBAITHNGD DAl A1 PELICAN DAY COMMUNITY PARK
1, 3 RITA EATON NEIGHBORHOCO PARK 22 VINEYARDE CONMUNTIY PARK
S I 4 AARDN LUTZ NEIG=BOR=COD PARK 13 NAX A HAGAE JR COMMUNITY PARK
5 ALY SPIUNGS NEIGHUDRHUSD PAIK M GIOEN GATE COMMUNITY CENTER |
I & COCONUT CIREAE NEIGHECRHOCO PARK 25 GRAREN GATE COMMUNITY. PARK
pa 1 OREAMLAND NEIGHBCR¥COD PARK 10 CORKACREW ELEMENTARY/NIDDLE SCHOM *
|7y T]_ SOUTH INMOSALLE Nk HEDHHOUO0 VARK 17 EAST NAPLES COMMUNITY PARK
o OLWELE Pake A GULF COART COMUUNITY PARK
0 ISLES CF CAPRI NE/CHBORMOCO PARK 20 (CAGLE LAXES COMMUNITY PARK
11 NAPLES MANCH NEIGHBOUHUOOD PARS 40 TONY ROABGUGH CONMUNTY PARK
12 PANTHE I NESRRORMNND DA 4! IMMCKALED COMNUNITY PARK
13 BAREFCQT BEACH ACCLSS 42 IMMOKALEE 4PORYTS COMPLEX
14 BAREFCOT BEACH PRESERVE COUNTY PARK | 41 08CEOLA SCHOGL *
12 COCOMATUMLE JUVER PARS 44 IMUOKALEE AIRPLAT PARK
LYy 15 CONSER PARK ) &4 SABAL PALM ELEMENTARY GCHGOL *
N 1) VANDERBILT BEACH PARK 40 016 CORKACALW {SLAND REGONAL PAAX
5 11 NONTH GULE SHORE ACCLYS 47 GOADLAND BOATING PARK
1 12 (1AM DaRk DaRK 41 NARGOAD HARROR PARK
: 30 NORT» COLLIER RECIONAL PARK 49 GOADEN GATE GREENWAY
11 SUGDEN REGIINAL PANK 40 MANATEE COMMUNITY PARX
12 BAYVIEW PARK 41 GLADLN AVER GREENWAY PARK
$3 COLUER BLyD BOAYTING PARK 52 VANDERBILT EXT COMMUNITY PARK
34 TLERIAIL BEACH PalK ) 51 VETERANS MEMORUAL BLEMENTARY ACHOO *
25 SUUTH MANLT BLACH ACEEYS 44 IMMOKALEE MIGH A4na0L ¢
5 CAKAMBAS PARK S5 [PALMETTO ELENENTARY ACHOAL ¢
1] ANN 0LESKY PARK 46 [EOEN ELEMENTARY SGHOR ¢
11 NAFLES 200 47 FREEDOM PAAK
| 23 AR S DA SiEMENIaDY Sexnat s} 51 POAY OF THE ISLANDG PARK
S8 OAKES NEGHAOANOLD aﬁgs
Comur County
T NN P i
il T s RS Lk
N/ ;
el e EVERGLADES CITY
* - : A
4 b
g <&

11
Urban Development Pattern




Comprehensive Plan Implementation

The Collier Growth Management Plan contains specified policies, such as Policy 5.3 and Policy 5.6 of the
Future Land Use Element, which promote development within the urban designated areas. The GMP has
not designated an Urban Growth Boundary, but rather utilizes land use control and public expenditures as
the means to influence the County’s development patterns. Additionally, the Future Land Use Map
(following page) has designated the western portion of the County as the Urban Mixed Use District, where
urban development and intensities are permitted and promoted. It should be noted from review of the
Future Land Use Map that 67 percent of the County’s land area is designated as Conservation, owned
primarily by the State or the Federal government and therefore restricted from development. The area
between the Federal and State owned conservation land in the eastern portion of the County and the
urbanized area of the County to the west has been addressed with progressive planning strategies to balance
the property rights of the individual land owners and the sensitivity of the systems which depend upon the
area. The Rural Fringe Mixed Use District and the Rural Lands Stewardship Area are both examples of
land use regulations that were designed specifically to address urban sprawl and inefficiencies within the
potential pattern of development within the County. These Districts which were implemented at the time of
the County’s last EAR and have resulted in approximately 59,571 acres to be set aside from development,
with 5,027 acres dedicated to compact urban development. Based upon this assessment, the current
strategy to influence the urban development pattern is being adequately addressed by the County.
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As noted, the Urban Development Pattern has a direct bearing upon the infrastructure and services provided by
the County and the cost of providing that infrastructure and services. As development moves further away from
existing development a percentage of the cost of extending that infrastructure falls upon the County.
Understanding this cost ramifications, the FLUE is designed to provide incentives (higher density, wider
arrangement of land uses, lower infrastructure development cost) to the development community to promote
utilize existing urban designated land before Agricultural/Rural designated land. The regulatory allowances for
the Rural Fringe Mixed Use District (RFMUD) and the Rural Lands Stewardship Area (RLSA) District both
have provision within the District’s that require that the urban development (the villages and towns) allowed for
in the District are required to establish fiscal neutrality to the County in regards to provision of services against
impact fees generated and property tax collected.

In addition to economic impact associated with the County’s Urban Development Pattern, social and
environmental impacts are related to the County’s development pattern. As noted above, as development moves
outward and consumes more undeveloped land, the natural environmental systems are impacted, from natural
habitat for listed species to flood plain management, to water quality, to a number of natural systems; the
presence of urbanized development has the potential to disrupt natural systems. It was based upon this
recognition that the County in 2003 and 2004 adopted the RLSA and the RFMUD to better manage the
development patterns within the areas of the County outside of the Urbanized designated area and adjacent to
federally and state protected conservation lands. Again, it cannot be understated that 67 percent of all land area
within Collier County is protected from urban development. The RLSA and the RFMUD, the areas that buffer
these conservation lands were design to attain the appropriate balance between environmental protection,
agricultural protection and property rights. The programs are both design to preserve a much greater area than
they entitle and require the concentration of development to occupy a much reduced foot print of impact within
these Districts and further ensure a greater degree of protection to the natural systems.

In regard to social impact, Urban Development Patterns have the potential to create unintended consequences to
a Community and its sense of place. Increased accessibility tends to increase overall economic
opportunity and productivity, providing for increased social equity. Workers have a larger pool of
potential jobs; employers have a larger pool of potential workers; there are more education options;
professionals have more opportunities to share information; businesses have more potential customers;
and increased competition forces businesses to improve service quality. Increased accessibility tends to
reduce transportation costs to individual consumers, businesses and regional economies, providing
economic development benefits.

Iigure b Urbanization Impact On Mode Split (Lawton, 2001)
100% 1 Car
80% H Transi
k3
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The portion of trips made by mransit and walking increase as an area becomes more urbanized.

13
Urban Development Pattern




As noted, urban environments tend to reduce per capita motor vehicle use and increase non-motorized
travel (see graph on previous page). These travel impacts provide a variety of economic, social and
environmental benefits, including reductions in total transportation costs, per capita traffic accidents,
energy consumption and pollution emissions, and increases physical fitness and public health. Urban
environments designed for walking and social interactions also tend to increase the quality of
relationships among people in a community, as indicated by increased opportunities of positive
interactions, the number of neighborhood interactions, and their sense of community connections,
particularly among people of different economic classes and social conditions. As a result, urban

environments are more equitable than automobile-dependent suburban and rural land use patterns that
isolate non-drivers and increase transportation costs.

In addition to the adoption of the RLSA and the RFMUD Overlays, the GMP in the Urbanized Area,
through numerous policies, promotes the mixing of land uses and bringing goods and services within
close proximity to residential units. The primary intent of the existing Mixed Use activity Centers
(map provided on the following page) is to concentrate the most intense land uses at the confluence of
major roadways and bring goods and services to closer proximity to surrounding residential units.
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Additionally, the Activity Centers are designed by policy to promote a mix of residential and
commercial uses within the same project. While the private development community has not
responded to the regulatory allowances for mixed use or neo-traditional development in the majority of
the Activity Centers, Activity Center Number Five in 2005 through Ordinance 05-58 provided for the
development of the “Mercato”. The development is a true mixed use project on 53 acres with 175
multifamily units and 470,000 square feet of commercial development. The same year the Town of
Ave Maria was approved on 5,027 acres with 1,383,500 square feet of commercial and 11,000
residential units, with a portion of each contained within neo-traditional mixed use development. In
addition to these traditional mixed use developments, the FLUE contains provisions for Planned Unit
Developments to provide for commercial opportunities to service the basic needs of the residential
units the PUD provide.

Conclusion

It should be noted that during this EAR evaluation, the Objectives and Policies to promote infill and
redevelopment in the Urban Designated area of the County have been analyzed for their effectiveness
in promoting infill and redevelopment, not only to address the issues described within the Urban
Development major issue, but also address climate change, green house gas emission and
maximization of existing infrastructure, which results in a corresponding maximization of public
expenditure.

Keith T. Lawton (2001), The Urban Structure and Personal Travel: an Analysis of Portland, Oregon Data and Some
National and International Data, E-Vision 2000 Conference (www.rand.org/scitech/stpi/Evision/Supplement/lawton.pdf).
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