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The second GMPA for Initiative 2 is to establish the new Conversion of Commercial by Right 
Subdistrict in the FLUE and GGCS-E to allow residential-only development with housing that is 
affordable on properties zoned Commercial (C-1 thru C-5) and deemed “consistent by policy.”  
 
This GMPA is not subject to the Density Rating System in the FLUE or GGCS-E and is 
implemented by right (no rezone required) and related LDC provision (pending LDCA). Two areas 
are excluded - properties within the boundaries of the East Naples Community Development Plan 
(see attached map of ENCDP study area) and within the Downtown Commercial Center 
Subdistrict (see attached Golden Gate City FLUM) – as the intent of this subdistrict is at odds with 
provisions for these areas. Please see the below table that provides a summary of the major 
components of this proposed Subdistrict. 
 
Table: Conversion of Commercial by Right Subdistrict Summary 

Eligible Zoning C-1 thru C-5 deemed “consistent by policy” 

Development Standards Per commercial zoning district on the parcel 
except C-4 capped at 50 feet height 

Affordability All DUs must be Housing that is Affordable – 
commitment by Agreement required  

Maximum Density 16 DU/A (URF, UCF, UR) 

Public Facility Impacts Analysis Comparative analysis required to demonstrate 
proposed residential project has same or less 
impacts than highest intensity commercial use 
allowed (vehicle trips, water & wastewater) 

Excluded Areas Within boundaries of East Naples Community 
Development Plan (generally, along US 41 
East corridor and north to approximately Davis 
Blvd., and 1 mile east of Collier Blvd. west to 
the CRA boundary), and Downtown 
Commercial Center Subdistrict in Golden Gate 
City Sub-Element (most of the Golden Gate 
Parkway corridor except for the Mixed Use 
Activity Center)  

CRA = Community Redevelopment Area (Bayshore/Gateway Triangle Redevelopment Overlay on countywide FLUM) 

 
Initiative 3: Increasing density within Activity Centers from 16 units per acre to 25 units per 
acre when providing for housing that is affordable [Incentivize Mixed Income Residential  
Housing in Future and Redeveloped Activity Centers]. 
 
MIXED USE ACTIVITY CENTER and INTERCHANGE ACTIVITY CENTER SUBDISTRICTS 
This GMPA will modify the Mixed Use Activity Center Subdistrict and the Interchange Activity 
Center Subdistrict in the FLUE to allow density up to 25 DU/A when providing a mixed income 
residential project (mix of market rate housing and housing that is affordable) in accordance with 
provisions to be adopted into the LDC. This density may increase may result in more mixed use 
developments which is one of the purposes of Activity Centers. However, for the Interchange 
Activity Centers, which allow some commerce and industry uses that need proximity to the 
interstate highway system, this creates a competition between GMP objectives: industry vs. mixed 
use development and housing that is affordable.  
 
This GMPA is not subject to the Density Rating System in the FLUE and is implemented by rezone 
and related LDC provision (pending LDCA). Please see the table on following page identifying 
the specific density changes proposed.  
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Table: Mixed Use and Interchange Activity Center Subdistricts Changes Summary 

EXISTING           PROPOSED 

MIXED USE Activity Center Subdistrict   MIXED USE Activity Center Subdistrict 

Residential Only   Residential Only 

Location 

Eligible 
Density 
(DU/A)   Location Eligible Density (DU/A) 

Not in URF or UCF Subdistricts 16   Not in UCF or URF 
16//25 per Mixed-Income 
Housing Program 

URF 
1.5/2.5 with 
TDRs   URF 

1.5/2.5 with TDRs//25 per 
Mixed-Income HP 

UCF 

4 except per 
DRS (AHDB 
of 12 du/a) 
and B/GTRO)   UCF 

4 except per DRS (AHDB of 12 
du/a) and B/GTRO)//25 per 
Mixed-Income Housing 
Program 

          

MIXED USE Activity Center Subdistrict   MIXED USE Activity Center Subdistrict 

Mixed Use   Mixed Use 

Location 

Eligible 
Density 
(DU/A)   Location Eligible Density (DU/A) 

Not in CHHA or URF 16   Not in CHHA or URF 
16//25 per Mixed-Income 
Housing Program 

CHHA 
4 except 
B/GTRO   CHHA 

4 except B/GTRO//25 per 
Mixed-Income HP 

URF 
1.5/2.5 with 
TDRs   URF 

1.5/2.5 with TDRs//25 per 
Mixed-Income HP 

          

INTERCHANGE Activity Center Subdistrict   INTERCHANGE Activity Center Subdistrict 

Residential Only AND Mixed Use   Residential Only AND Mixed Use 

Location 

Eligible 
Density 
(DU/A)   Location Eligible Density (DU/A) 

Not in URF 16   Not in URF 
16//25 per Mixed-Income 
Housing Program 

URF 
1.5/2.5 with 
TDRs   URF 

1.5/2.5 with TDRs//25 per 
Mixed-Income HP 

CHHA =  Coastal High Hazard Area    TDR = Transfer of Development Rights HP = Housing Program 
DRS = Density Rating System      AHDB = Affordable Housing Density Bonus 
B/GTRO = Bayshore/Gateway Triangle Redevelopment Overlay  

 
  

9.A.b

Packet Pg. 51

A
tt

ac
h

m
en

t:
 T

ra
n

sm
it

ta
l C

C
P

C
 S

ta
ff

 R
ep

o
rt

 H
sg

P
la

n
5.

6.
22

.F
N

L
  (

22
37

5 
: 

C
o

lli
er

 H
o

u
si

n
g

 P
la

n
 A

ff
o

rd
ab

le
 H

o
u

si
n

g
 In

it
ia

ti
ve

s 
G

M
P

A
)



 

Page 6 of 10 

Initiative 4: Creation of Strategic Opportunity Sites as an identified subdistrict within the 
GMP to allow for the development of a mixed use development that provides for residential 
density up to 25 units per acre which is integrated with non-residential land uses with a 
high degree of employment opportunities, such as corporate headquarters or business 
campuses [Create a Strategic Opportunity Sites Designation Process and Allow for 
Increased Density]. 
 
STRATEGIC OPPORTUNITY SITES SUBDISTRICT 
This GMPA will establish the new Strategic Opportunity Sites Subdistrict in the FLUE that provides 
for mixed use projects that include “qualified target industry business uses” as defined in Chapter 
288.106, Florida Statutes, and a mix of market rate housing and housing that is affordable up to 
25 DU/A. Also, support commercial uses are allowed.  
 
This GMPA is not subject to the Density Rating System in the FLUE and is implemented by rezone 
and related LDC provision (pending LDCA). Please see the below table that provides a summary 
of the major components of this proposed Subdistrict. 
 
Table: Strategic Opportunity Sites Subdistrict Summary 

Minimum Project Size 10 acres 

Access Requirement Arterial Road 

Required Zoning PUD 

Required Uses Qualified Target Industry Businesses (QTIB) 
and Housing that is Affordable 

Optional Uses Support commercial uses (C-1 thru C-3) and 
market rate housing 

Minimum/Maximum Density 10/25 DU/A – based on total site acreage 

Density Calculations Base density: 4 DU/A. 
Additional density (up to 25): requires 
Affordable Housing Density Bonus 
Agreement. 
Affordability requirement: min. 20% of DUs at 
Low and/or Very Low income levels. 
Density bonus is doubled when dedicated for 
Low or Very Low income levels.  

Mixed Use Requirements & Limitations QTIB: min. 40%/max. 80% 
Residential: min. 20%/max. 60% 
Support commercial: max. of 20% 

Other provisions Compatibility, integration of uses, ensure 
percentage thresholds are met 

min. = minimum   max. = maximum 
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Initiative 5: Increasing density opportunities along bus/transit lines through the creation 
of Transit Oriented Development (TOD) up to a maximum of 25 units per acre [Increase 
Density Along Transit Corridors]. 
 
TRANSIT ORIENTED DEVELOPMENT SUBDISTRICT 
This GMPA will establish the new Transit Oriented Development Subdistrict in the FLUE, IAMP 
and GGCS-E that will provide for increased residential density, with or without housing that is 
affordable, along transit (CAT, Collier Area Transit) corridors for qualifying projects. The intent of 
this provision is both to increase housing that is affordable and increase CAT ridership thus 
increase its viability. Also, a new policy is added to the Transportation Element referencing the 
new Subdistrict. This subdistrict is not applicable to certain portions of the Urban area as its 
purpose is at odds with provisions for those areas. (Please see the below table for those 
subdistrict names and the attached FLUMs to see the location of those areas.)  
 
This GMPA is not subject to the Density Rating System and is implemented by rezone and related 
LDC provision (pending LDCA). Please see the below table that provides a summary of the major 
components of this proposed Subdistrict. This Subdistrict is not consistent with, nor is it required 
to be, the definition of “Transit-oriented development” found in Florida Statutes, Ch. 163.3164 
”Community Planning Act; definitions,” as it does not provide for mixed use development. 
 
Table: Transit Oriented Development Subdistrict Summary 

Locational Requirements  

Locational Exclusions UCF & URF in FLUE; Downtown Center 
Commercial Subdistrict in GGCS-E; 
Commercial Mixed-Use Subdistrict & 
Recreational Tourist Subdistrict in IAMP 

Eligible Market Rate Density 13 DU/A max. 

Housing that is Affordable Density Bonus 12 DU/A max. 

Maximum Density 25 DU/A 

DU Type Multi-Family only 

Design Standards Per those in proposed LDCA; compact and 
pedestrian oriented 

 
Assuming this GMP amendment petition is approved for transmittal to the statutorily required 
review agencies, it will return to the CCPC and BCC for Adoption hearings.  It is staff’s intent to 
accompany the GMP amendments at time of adoption hearings with the implementing LDC 
Amendments. 
 
Environmental Impacts: 
These are not site-specific amendments so impacts cannot be specifically determined. However, 
natural resource protection provisions in the LDC and GMP remain in effect. 
 
Historical and Archeological Impacts:  
These are not site-specific amendments so impacts cannot be specifically determined. However, 
historical and archeological protection provisions in the LDC and GMP remain in effect.  
 
Public Facilities Impacts, including Transportation: 
As these are not site-specific amendments, eligible residential densities vary, and the extent to 
which the development community will utilize these provisions is unknown, it is difficult to 
determine the impacts upon public infrastructure. However, three of the amendments require a 
rezone which includes infrastructure impacts analysis and consideration via the public hearing 
process. One of the two “by right” provisions includes an infrastructure impacts comparative 
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analysis to demonstrate no increase in impacts (for roads, water, wastewater). The other “by right” 
provision could impact less than a total ten acres, based upon staff analysis. 
 
Criteria for GMP Amendments in Florida Statutes 
Data and analysis requirements for comprehensive plans and plan amendments are noted in 
Chapter 163, F.S., specifically as listed below. 
 
Section 163.3177(1)(f), Florida Statutes: 
(f) All mandatory and optional elements of the comprehensive plan and plan amendments shall 

be based upon relevant and appropriate data and an analysis by the local government that 
may include, but not be limited to, surveys, studies, community goals and vision, and other 
data available at the time of adoption of the comprehensive plan or plan amendment. To be 
based on data means to react to it in an appropriate way and to the extent necessary indicated 
by the data available on that particular subject at the time of adoption of the plan or plan 
amendment at issue. 

 
1. Surveys, studies, and data utilized in the preparation of the comprehensive plan may not 

be deemed a part of the comprehensive plan unless adopted as a part of it. Copies of 
such studies, surveys, data, and supporting documents for proposed plans and plan 
amendments shall be made available for public inspection, and copies of such plans shall 
be made available to the public upon payment of reasonable charges for reproduction. 
Support data or summaries are not subject to the compliance review process, but the 
comprehensive plan must be clearly based on appropriate data. Support data or 
summaries may be used to aid in the determination of compliance and consistency. 

 
2. Data must be taken from professionally accepted sources. The application of a 

methodology utilized in data collection or whether a particular methodology is 
professionally accepted may be evaluated. However, the evaluation may not include 
whether one accepted methodology is better than another. Original data collection by local 
governments is not required. However, local governments may use original data so long 
as methodologies are professionally accepted. 

 
3. The comprehensive plan shall be based upon permanent and seasonal population 

estimates and projections, which shall either be those published by the Office of Economic 
and Demographic Research or generated by the local government based upon a 
professionally acceptable methodology. The plan must be based on at least the minimum 
amount of land required to accommodate the medium projections as published by the 
Office of Economic and Demographic Research for at least a 10-year planning period 
unless otherwise limited under s. 380.05, including related rules of the Administration 
Commission. Absent physical limitations on population growth, population projections for 
each municipality, and the unincorporated area within a county must, at a minimum, be 
reflective of each area’s proportional share of the total county population and the total 
county population growth. 

 
Section 163.3177(6)(a)2.: 

2. The future land use plan and plan amendments shall be based upon surveys, studies, 
and data regarding the area, as applicable, including: 
a. The amount of land required to accommodate anticipated growth. 
b. The projected permanent and seasonal population of the area. 
c. The character of undeveloped land. 
d. The availability of water supplies, public facilities, and services. 
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e. The need for redevelopment, including the renewal of blighted areas and the 
elimination of nonconforming uses which are inconsistent with the character of the 
community. 

f.  The compatibility of uses on lands adjacent to or closely proximate to military 
installations. 

g. The compatibility of uses on lands adjacent to an airport as defined in s. 330.35 and 
consistent with s. 333.02. 

h. The discouragement of urban sprawl. 
i. The need for job creation, capital investment, and economic development that will 

strengthen and diversify the community’s economy. 
j. The need to modify land uses and development patterns within antiquated 

subdivisions. 
 

Section 163.3177(6)(a)8., Florida Statutes: 
(a) A future land use plan element designating proposed future general distribution, location, and 

extent of the uses of land for residential uses, commercial uses, industry, agriculture, 
recreation, conservation, education, public facilities, and other categories of the public and 
private uses of land. The approximate acreage and the general range of density or intensity 
of use shall be provided for the gross land area included in each existing land use category. 
The element shall establish the long-term end toward which land use programs and activities 
are ultimately directed. 
8. Future land use map amendments shall be based upon the following analyses: 

a. An analysis of the availability of facilities and services. 
b. An analysis of the suitability of the plan amendment for its proposed use considering 

the character of the undeveloped land, soils, topography, natural resources, and 
historic resources on site. 

c. An analysis of the minimum amount of land needed to achieve the goals and 
requirements of this section. 

 
Also, the state land planning agency has historically recognized the consideration of community 
desires (e.g. if the community has an articulated vision for an area as to the type of development 
desired, such as within a Community Redevelopment Area), and existing incompatibilities (e.g. 
presently allowed uses would be incompatible with surrounding uses and conditions). 
 
FINDING AND CONCLUSIONS:  

• These are not site-specific amendments, eligible residential densities vary, and the extent to 
which the development community will utilize these provisions is unknown, thus it is difficult 
to determine the impacts upon public infrastructure. However, three of the amendments 
require a rezone which includes infrastructure impacts analysis and consideration via the 
public hearing process. One of the two “by right” provisions includes an infrastructure impacts 
comparative analysis to demonstrate no increase in impacts (for roads, water, wastewater). 
The other “by right” provision could impact less than ten acres, based upon staff analysis.  

• These are not site-specific amendments, so it is difficult to determine the impacts of these 
amendments upon environmental resources and cultural resources resulting from these 
amendments. However, natural resource protection and historical and archeological 
protection provisions in the LDC remain in effect.  

• The primary purpose of these amendments is to provide additional opportunities and 
incentives for [the private sector to provide] much needed housing that is affordable, as 
identified in the Collier Housing Plan and as directed by the Board of County Commissioners. 
Additionally, one of the amendments (TOD) may increase the viability of the CAT bus system; 
one may also result in the development of target industry uses (SOS); and some may also 
result in more mixed use developments (SOS, Activity Centers, CMUS by Right). 
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• Regarding the Commercial Mixed Use by Right Subdistrict (C-4 and C-5 zoning) and 
Conversion of Conversion Zoning by Right Subdistrict, there is some concern about the lack 
of opportunity for public involvement as neither provision requires a rezone thus no public 
hearing process. 

• Regarding the increased density in the Interchange Activity Center Subdistrict, there is some 
concern that the amendment creates a competition between different GMP objectives: some 
commerce and industry uses that need proximity to the interstate highway system vs. mixed 
use development and housing that is affordable.  

 
NEIGHBORHOOD INFORMATION MEETING (NIM) NOTES: 
As this is not considered a site-specific GMP amendment, a Neighborhood Information Meeting 
(NIM) is not required by LDC Section 10.03.05 F.  
 
LEGAL CONSIDERATIONS: 
The County Attorney’s office reviewed the Staff report on April 13, 2022. The criteria for GMP 
amendments to the Future Land Use Element are in Sections 163.3177(1)(f) and 
163.3177(6)(a)2, Florida Statutes.  [HFAC] 
 
 
STAFF RECOMMENDATION:  
Staff recommends that the Collier County Planning Commission forward Petition PL20210000660 
to the Board of County Commissioners with a recommendation to approve for transmittal to the 
Florida Department of Economic Opportunity and other statutorily required review agencies.  
 
NOTE: After the County Attorney’s Office approval of the Resolution with Exhibit A’s and the legal 
advertisement being approved for this petition, it was discovered that text additions are needed 
for clarification in the FLUE, IAMP and GGCS-E. First, to clarify that density that is achieved by 
right cannot be combined with density achieved by rezone (such a provision already exists in the 
IAMP). Second, to clarify that these Subdistricts cannot be used in combination, e.g. cannot use 
TOD and SOS.   
 
 
Attachments: 
A) Resolution with Exhibit A’s 
B) Housing Plan- GMPA  LDCA- Johnson Eng Final Product 021621- 1351 
C)  Countywide Future Land Use Map 
D)  Golden Gate City Future Land Use Map 
E) Immokalee Area Master Plan Future Land Use Map 
F) East Naples Community Development Plan boundary map 
G)  Commercial MUS C-4 & C-5 Inventory 
H) Consistent by Policy Maps: FLUE-9, FLUE-10, FLUE-11, FLUE-12, FLUE-13 
I) Mixed Use and Interchange Activity Center Maps (1-14, 16-18, 20) 
 
 
Prepared by:   David Weeks, AICP, Senior Project Manager, Nova Engineering & Environmental 

LLC, Collier County Growth Management Department contract employee 
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Commercial Mixed Use Subdistrict by Right (C-4 & C-5 Consistent by Policy)

Zoning Location S T R

# of Tax 

Parcels # Acres Width Depth Notes/Comments Map

C-4 S/S Bonita Bch Rd 5 48 25 4 0.72 240 130 each Lot 0.18 acres, 60x130 FLUE-9

C-4 S/S Bonita Bch Rd 5 48 25 2 0.36 120 130 each Lot 0.18 acres, 60x130 FLUE-9

C-4 S/S Bonita Bch Rd 5 48 25 1 0.53 180 130 FLUE-9

C-4 S/S Bonita Bch Rd 5 48 25 1 0.22 75 130 corner Lot FLUE-9

C-4 E/S US41 N., north of US41/Old 41 apex 16 48 25 1 2.42 250 410 FLUE-9

sums 9 4.25

C-4 S/S Harbor Place, in Goodland 18 52 27 1 0.18 75 95 FLUE-13

C-4

SE corner Harbor Place/Goodland Drive 

West, in Goodland 18 52 27 1 0.31 185 75 FLUE-13

C-4 E. end of Palm Ave., in Goodland 18 52 27 1 1.68 350 220 irregular shape; waterfront FLUE-13

sums 3 2.17

TOTAL 12 6.42

S/S = south side UR = Urban Residential Subdistrict

STR = Section-Township-Range UCF = Urban Coastal Fringe Subdistrict

GGC = Golden Gate City FLUE = Future Land Use Element

G:\CDES Planning Services\Comprehensive\David - NOVA\AH GMPAs\Coml MUS C-4 & C-5 Inventory4-12-22 dw/4-12-22
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