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Project Description 
The Pine Ridge Commons project is an existing approved Planned Unit Development (PUD) 
pursuant to Collier County Ordinance No. 1999–94, as may be amended.  The subject parcel has 
a total gross area of approximately 31 acres.  

The project site is located on the northeast quadrant of the intersection of Goodlette-Frank 
Road (CR 851) and Pine Ridge Road (CR 896), approximately 0.5 miles east of US 41, in Section 
10, Township 49 South, Range 25 East, Collier County.   

Refer to Figure 1 – Project Location Map, which follows, and Appendix A:  PUD Master Plan. 

Figure 1 – Project Location Map 

 

The Collier County approved ordinance currently allows the site to be developed for a 
maximum of 275,000 square feet of retail and commercial uses.  Consistent with the approved 
Pine Ridge Commons PUD Traffic Impact Statement (TIS) prepared by Wilson Miller, dated 
August, 1999, the site is approved to be developed for up to a maximum 125,000sf gross 
leasable area of retail shopping and 150,000sf gross floor area of office financial institution 
space.   

As this development has been under construction for a number of years, the built uses are as 
follows: Retail – 75,243sf, and General Office – 129,099sf (Office – 36,140sf, Valley National 
Bank – Out Parcel – 3,600sf, Naples Trust – Out Parcel – 6,000sf, Quarles & Brady office building 
– 43,993sf, and Premier Executive office building – 39,366sf).  
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The Pine Ridge Commons PUDA – GMPA proposes to retain the option to develop as currently 
allowed by zoning and add a potential development option consisting of the existing developed 
commercial uses and 325 residential multi-family dwelling units.  In consideration of the 
proposed residential development option, the project will limit the commercial development to 
200,000sf. 

The project provides the highest and best use scenario with respect to the project’s proposed 
trip generation.  For the purpose of this report, the Institute of Transportation Engineers (ITE) 
Land Use Code 220 – Apartments, is utilized for the residential portion of this project. The 
development program is illustrated in Table 1. 

Table 1 
Development Program 

Potential Development ITE Land Use ITE Land Use 
Code Total Size 

Approved PUD(1) 
Shopping Center 820 125,000sf 

General Office Building  710 150,000sf 

Proposed PUDA 
Scenario(2) 

Shopping Center 820 70,901sf 

General Office Building  710 129,099sf 

Apartments 220 325 dwelling units 
 

Note(s): (1) Per approved Pine Ridge Commons PUD TIS, dated August, 1999. (2) Existing built to date conditions and 
proposed 325 apartments.   

 

Access to the site is approved from both Goodlette-Frank Road and Pine Ridge Road. For the 
purposes of this rezone application, no changes to the previously approved accesses are 
requested.  

Trip Generation 
The project’s site trip generation is based on the ITE Trip Generation Manual, 9th Edition, and 
the software program OTISS (Online Traffic Impact Study Software, most current version).  The 
ITE rates and equations are used for the trip generation calculations, as applicable.  The ITE –
 OTISS trip generation calculation worksheets are provided in Appendix B:  Trip Generation 
Calculations ITE 9th Edition.   

The residential associated common recreation amenities are considered passive incidental to 
residential use, and are not included in the trip generation analysis.  
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The internal capture accounts for a reduction in external traffic because of the interaction 
between the multiple land uses in a site.  Per Collier County TIS Guidelines and Procedures, the 
internal capture trips should be reasonable and should not exceed 20% of the total project 
trips.  

For this project, the software program OTISS is used to generate associated internal capture 
trips.  The OTISS process follows the trip balancing approach as recommended in the ITE Trip 
Generation Manual, 9th Edition (Volume 1):  User’s Guide and Handbook, Chapter 7 – procedure 
for estimating multi-use trip generation internal capture, aka “triangle method”.   

The resulting internal capture rates are below the county limits.  

The pass-by trips account for traffic that is already on the external roadway network and stops 
at the project on the way to a primary trip destination. 

It should be noted that the driveway volumes are not reduced as a result of the pass-by 
reduction, only the traffic added to the surrounding streets and intersections.  As such, pass-by 
trips are not deducted for operational-access analysis (all external traffic is accounted for).   

Consistent with Collier County TIS Guidelines and Procedures, shopping center pass-by rates 
should not exceed 25% for the peak hour and the daily capture rates are assumed 10% lower 
than the peak hour capture rate. This analysis calculates Shopping Center LUC 820 pass-by daily 
rates at 15% and AM and PM peak hour rates at 25%.   

The new PUDA – GMPA development scenario trip generation is illustrated in Table 2A.  The 
trip generation analysis based on approved conditions is shown in Table 2B.  The net new 
proposed trip generation (Table 2C) shows total proposed conditions versus existing allowed 
(the difference between Table 2A and Table 2B).   
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Table 2A 
Trip Generation (Proposed PUDA Conditions) – Average Weekday 

 

Note(s): 
 

(1) sf=square feet. 
(2) du=dwelling units   

 

Table 2B 
Trip Generation (Approved PUD Allowed) – Average Weekday 

 

Note(s): 
 

(1) sf=square feet. 
 

In agreement with the Collier County TIS guidelines, significantly impacted roadways are 
identified based on the proposed project highest peak hour trip generation and consistent with 
the peak hour of the adjacent street traffic.  Based on the information contained in Collier 

Development 24 Hour Two-
Way Volume AM Peak Hour PM Peak Hour 

  Enter Exit Total Enter Exit Total 

Shopping Center – 70,901sf(1) 5,431 78 48 126 228 248 476 

General Office – 129,099sf(1) 1,594 207 28 235 38 185 223 

Apartments – 325 du(2) 2,093 33 130 163 127 69 196 

Total Traffic 9,118 318 206 524 393 502 895 

Total Internal 1,498 17 17 34 66 66 132 

Total External 7,620 301 189 490 327 436 763 

Total Pass-By 705 17 11 28 50 53 103 

Total Net External 6,915 284 178 462 277 383 660 

Development 24 Hour Two-
Way Volume AM Peak Hour PM Peak Hour 

  Enter Exit Total Enter Exit Total 

Shopping Center – 125,000sf(1) 7,851 111 68 179 334 362 696 

General Office – 150,000sf(1) 1,787 233 32 265 42 204 246 

Total Traffic 9,638 344 100 444 376 566 942 

Total Internal 550 4 4 8 18 18 36 

Total External 9,088 340 96 436 358 548 906 

Total Pass-By 1,136 27 17 44 82 88 170 

Total Net External 7,952 313 79 392 276 460 736 



Pine Ridge Commons – PUDA – GMPA – TIA – July 2018 

Trebilcock Consulting Solutions, PA P a g e  | 8 

County 2017 Annual Update and Inventory Report (AUIR), the peak hour for adjacent roadway 
network is PM.  

In agreement with the Collier County TIS Guidelines, the potential project’s traffic impact is 
analyzed based on projected PM peak hour net new external trips generated as a result of the 
proposed PUDA-GMPA (as shown in Table 2C).  

Table 2C 
Trip Generation (Proposed Net New Traffic) – Average Weekday 

 

As illustrated in Table 2C, from a traffic stand point, the proposed rezone development scenario 
is less intensive when compared to the maximum allowed under current zoning conditions.  

A detailed evaluation of applicable access points will be performed at the time of site 
development permitting/platting to determine turn lane requirements, as applicable.  

As requested by staff, additional trip distribution and assignment analysis is provided to better 
understand the project impacts. In addition, conservatively, the concurrency analysis is 
evaluated based on trips generated at proposed PUDA build-out conditions versus the 
estimated under existing built and occupied conditions (background traffic).     

Trip Distribution and Assignment 
Proposed PUDA Built-out Projected Total External Traffic 

The total external traffic generated by the proposed PUDA project is empirically assigned to the 
adjacent roadways using the knowledge of the area and as coordinated during the 
methodology meeting with County staff.  

The site-generated trip distribution is shown in Table 3A, Traffic at Build-out Conditions – 
Distribution for Peak Hour and is graphically depicted on the next page in Figure 2 – Build-out 
Conditions – Distribution by Percentage and By PM Peak Hour. 

  

Development 24 Hour Two-
Way Volume 

PM Peak Hour 

Enter Exit Total 

Proposed PUDA 
(Net External Traffic) 6,915 277 383 660 

Approved PUD 
(Net External Traffic) 7,952 276 460 736 

Proposed New Net External Traffic 
Net Increase/(Net Decrease) (1,037) 1 (77) (76) 
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Table 3A 
Traffic at Build-out Conditions – Distribution for Peak Hour 

Roadway 
Link 

Collier 
County 
Link No. 

Roadway Link Location 
Distribution 

of Project 
Traffic 

PM Peak Hour Project 
Volume* 

Enter Exit 
Goodlette - 
Frank Road 24.2 Orange Blossom to Pine 

Ridge Rd 30% SB – 83  NB – 115  

Goodlette - 
Frank Road 25.0 Pine Ridge Rd to Golden 

Gate Pkwy 30% NB – 83   SB – 115  

Pine Ridge 
Road 64.0 US 41 to Goodlette-Frank 

Rd 20% EB – 56 WB – 77   

Pine Ridge 
Road 65.0 Goodlette-Frank Rd to 

Shirley Street  20% WB – 55  EB – 76  
 

Note(s): *Peak hour, peak direction traffic volumes are underlined and bold. 
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Figure 2 – Build-out Conditions – Distribution by Percentage and By PM Peak Hour 
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Concurrency Analysis 

As requested by staff, for concurrency analysis purposes, the trip generation associated with 
the PUD built/occupied condition is illustrated in Table 3B. Per our site visit observations, the 
built and occupied uses are as follows: Retail – 20,000sf and General Office – 104,203sf 

Table 3B 
Trip Generation (Built/Occupied PUD) – Average Weekday(1) 

 

Note(s): (1) For trip generation calculations refer to Appendix B. 
 (2) sf=square feet. 

As previously indicated, concurrency analysis is calculated based on net new external traffic at 
PM peak hour period: trips generated at proposed PUDA build-out conditions versus existing 
built – occupied conditions generated traffic (background traffic), as depicted in Table 3C which 
follows.  

Table 3C 
Trip Generation (New Net External Traffic at Build-out Conditions) – Average Weekday 

 

Development 24 Hour Two-
Way Volume AM Peak Hour PM Peak Hour 

  Enter Exit Total Enter Exit Total 

Shopping Center – 20,000sf(2) 2,386 36 22 58 98 106 204 

General Office – 104,203sf(2) 1,355 174 24 198 33 162 195 

Total Traffic 3,741 210 46 256 131 268 399 

Total Internal 168 2 2 4 5 5 10 

Total External 3,573 208 44 252 126 263 389 

Total Pass-By 345 9 5 14 24 26 50 

Total Net External 3,228 199 39 238 102 237 339 

Development PM Peak Hour 

 Enter Exit Total 

Proposed Build-out Conditions 
(Net External Traffic) 277 383 660 

Existing Built Conditions 
(Net External Traffic) 102 237 339 

New Net External Traffic  
Net Increase/(Net Decrease) 175 146 321 
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The new net external site-generated traffic distribution is shown in Table 3D, Net New Traffic 
Conditions – Distribution for Peak Hour and is graphically depicted in Figure 3 – Net New 
Traffic by PM Peak Hour. 

Table 3D 
Net New Traffic Conditions – Distribution for Peak Hour 

Roadway 
Link 

Collier 
County 
Link No. 

Roadway Link Location 
Distribution 

of Project 
Traffic 

PM Peak Hour Project 
Volume* 

Enter Exit 
Goodlette - 
Frank Road 24.2 Orange Blossom to Pine 

Ridge Rd 30% SB – 53  NB – 44   

Goodlette - 
Frank Road 25.0 Pine Ridge Rd to Golden 

Gate Pkwy 30% NB – 52   SB – 44  

Pine Ridge 
Road 64.0 US 41 to Goodlette-Frank 

Rd 20% EB – 35   WB – 29  

Pine Ridge 
Road 65.0 Goodlette-Frank Rd to 

Shirley Street  20% WB – 35  EB – 29  
 

Note(s): *Peak hour, peak direction traffic volumes are underlined and bold to be used in Roadway Link Level of Service 
calculations. 

 

Figure 3 – Net New Traffic by PM Peak Hour (at Build Out) 
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Background Traffic 
Average background traffic growth rates were estimated for the segments of the roadway 
network in the study area using the Collier County Transportation Planning Staff guidance of a 
minimum 2% growth rate, or the historical growth rate from peak hour peak direction volume 
(estimated from 2008 through 2017), whichever is greater.  

Another way to derive the background traffic is to use the 2017 AUIR volume plus the trip bank 
volume.  Table 4, Background Traffic without Project illustrates the application of projected 
growth rates to generate the projected background (without project) peak hour peak direction 
traffic volume for the build-out year 2022. 

Table 4 
Background Traffic without Project (2017 - 2022) 

Roadway 
Link 

CC 
AUIR 
Link 
ID # 

Roadway Link 
Location 

2017 AUIR 
Pk Hr, Pk 

Dir 
Background 

Traffic 
Volume 

(trips/hr) 

Projected 
Traffic 
Annual 
Growth 

Rate 
(%/yr)* 

Growth 
Factor 

2022 Projected 
Pk Hr, Peak Dir 

Background 
Traffic Volume 
w/out Project 

(trips/hr) 
Growth 
Factor** 

Trip 
Bank 

2022 
Projected Pk 
Hr, Peak Dir 
Background 

Traffic 
Volume 

w/out Project 
(trips/hr) Trip 

Bank*** 

Goodlette - 
Frank Road 24.2 

Orange 
Blossom to 

Pine Ridge Rd 
1,550 2.0% 1.1041 1,712 0 1,550 

Goodlette - 
Frank Road 25.0 

Pine Ridge Rd 
to Golden Gate 

Pkwy 
1,890 2.0% 1.1041 2,087 0 1,890 

Pine Ridge 
Road 64.0 

US 41 to 
Goodlette-
Frank Rd 

1,860 2.0% 1.1041 2,054 6 1,866 

Pine Ridge 
Road 65.0 

Goodlette-
Frank Rd to 

Shirley Street  
1,970 2.0% 1.1041 2,176 1 1,971 

 

Note(s): *Annual Growth Rate - from 2017 AUIR, 2% minimum.  **Growth Factor = (1+Annual Growth Rate) 5.  2022 Projected Volume= 
2017 AUIR Volume x Growth Factor.  ***2022 Projected Volume= 2017 AUIR Volume + Trip Bank.  The projected 2022 Peak Hour 
– Peak Direction Background Traffic is the greater of the Growth Factor or Trip Bank calculation, which is underlined and bold as 
applicable. 
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Existing and Future Roadway Network 
The existing roadway conditions are extracted from the 2017 Annual Update and Inventory 
Report (AUIR) and the project roadway conditions are based on the current Collier County 5-
Year Work Program.  Roadway improvements that are currently under construction or are 
scheduled to be constructed within the five-year Transportation Improvement Plan (TIP) or 
Capital Improvement program (CIP) are considered to be committed improvements.  As no such 
improvements were identified in the Collier County 2017 AUIR, the evaluated roadways are 
anticipated to remain as such through project build-out.  The existing and future roadway 
conditions are illustrated in Table 5, Existing and Future Roadway Conditions. 

Table 5 
Existing and Future Roadway Conditions 

Roadway Link CC AUIR 
Link ID # 

Roadway Link 
Location 

Exist 
Roadway 

Min. 
Standard 

LOS 

Exist Peak Dir, 
Peak Hr 
Capacity 
Volume 

Future 
Project 

Build out 
Roadway 

Goodlette - 
Frank Road 24.2 

Orange Blossom 
to Pine Ridge 

Road 
6D E 2,400 (NB) 6D 

Goodlette - 
Frank Road 25.0 

Pine Ridge Road 
to Golden Gate 

Parkway 
6D E 3,000 (NB) 6D 

Pine Ridge 
Road 64.0 

US 41 to 
Goodlette-Frank 

Road 
6D E 2,800 (EB) 6D 

Pine Ridge 
Road 65.0 

Goodlette-Frank 
Road to Shirley 

Street  
6D E 2,800 (WB) 6D 

 

Note(s): 2U = 2-lane undivided roadway; 4D, 6D, 8D =4-lane, 6-lane, 8-lane divided roadway, respectively; LOS = Level of 
Service 

Project Impacts to Area Roadway Network-Link Analysis 
The Collier County Transportation Planning Services developed Level of Service (LOS) volumes 
for the roadway links impacted by the project, which were evaluated to determine the project 
impacts to the area roadway network in the future year 2022.  The Collier County 
Transportation Planning Services guidelines have determined that a project will be considered 
to have a significant and adverse impact if both the percentage volume capacity exceeds 2% of 
the capacity for the link directly accessed by the project and for the link adjacent to the link 



Pine Ridge Commons – PUDA – GMPA – TIA – July 2018 

Trebilcock Consulting Solutions, PA P a g e  | 15 

directly accessed by the project; 3% for other subsequent links and if the roadway is projected 
to operate below the adopted LOS standard.  

Based on these criteria, this project does not create any significant and adverse impacts to the 
area roadway network. Table 6, Roadway Link Level of Service illustrates the LOS impacts of 
the project on the roadway network closest to the project. All analyzed roadway links are 
projected to operate above the adopted LOS standard with or without the project at 2022 
future build-out conditions.   

As illustrated in Collier County Land Development Code (LDC), Chapter 6.02.02 – M.2., once 
traffic from a development has been shown to be less than significant on any segment using 
Collier County TIS criterion, the development’s impact is not required to be analyzed further on 
any additional segments.  

Table 6 
Roadway Link Level of Service (LOS) – With Project in the Year 2022 

Roadway 
Link 

CC 
AUIR 
Link 
ID # 

Roadway 
Link Location 

2017 Peak 
Dir, Peak 

Hr 
Capacity 
Volume 

Roadway 
Link, Peak 
Dir, Peak 

Hr (Project 
Vol 

Added)* 

2022 
Peak Dir, 
Peak Hr 
Volume 

w/Project
** 

% Vol 
Capacity 
Impact 

by 
Project 

Min LOS 
exceeded 
without 
Project? 
Yes/No 

Min LOS 
exceeded 

with 
Project? 
Yes/No 

Goodlette - 
Frank Road 24.2 

Orange 
Blossom to 

Pine Ridge Rd 
2,400 (NB) NB – 44 1,756 1.83% No No 

Goodlette - 
Frank Road 25.0 

Pine Ridge Rd 
to Golden 
Gate Pkwy 

3,000 (NB) NB – 52 2,139 1.73% No No 

Pine Ridge 
Road 64.0 

US 41 to 
Goodlette-
Frank Rd 

2,800 (EB) EB – 35 2,089 1.25% No No 

Pine Ridge 
Road 65.0 

Goodlette-
Frank Rd to 

Shirley Street  
2,800 (WB) WB – 35 2,211 1.25% No No 

 

Note(s): *Refer to Table 3D from this report. **2022 Projected Volume= 2022 background (refer to Table 4) + Project Volume added. 
 

The analyzed Pine Ridge Road and Goodlette-Frank Road (north of Pine Ridge Road) links are 
located within the Northwest Transportation Concurrency Management Area (TCMA). The 
TCMAs designation is provided in Policy 5.6 of the Transportation Element.  

In agreement with Policy 5.7 of the Transportation Element, the TCMA concurrency is 
measured on a system-wide basis such that each TCMA shall maintain 85% of its lane miles at 
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or above the LOS standards.  Based on the information contained in 2017 AUIR, the Northwest 
TCMA percent lane miles meeting standard is 98.9%.   

As illustrated in Policy 5.8(d) – Transportation Element, no impact will be de minimus if it 
exceeds the adopted LOS standard of any affected designated hurricane evacuation routes 
within a TCMA.  Any impact to a hurricane evacuation route within a TCMA shall require a 
proportionate share congestion mitigation payment provided the remaining LOS requirements 
of the TCMA are maintained. As illustrated in Table 6, no LOS deficiencies are expected for the 
analyzed roadway network.  

Intersection Operational Analysis 
Accesses to the site are approved from both Goodlette-Frank Road and Pine Ridge Road. For 
the purposes of this rezone application, no changes to the previously approved accesses are 
requested. As requested by Collier County Transportation staff, Pine Ridge Road and Goodlette-
Frank Road intersection is analyzed for both current peak conditions (year 2018) and future peak 
traffic projections (year 2022). The existing intersection lane configuration is illustrated in Figure 
4. 

Figure 4 – Pine Ridge Rd and Goodlette-Frank Rd Intersection 
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Pine Ridge Road (CR 896) is under Collier County jurisdiction and it is currently a six-lane east-
west divided urban arterial roadway and has a posted legal speed limit of 45 mph in the vicinity 
of project. 

Goodlette-Frank Road (CR 851) is under Collier County jurisdiction and it is currently a north-
south urban arterial roadway and has a posted legal speed limit of 45 mph in the vicinity of 
project. 

To support the traffic analysis, intersection turning movement counts were conducted on the 
subject sites on January 31, 2018. AM and PM peak period turning movement data were 
collected in 15-minute intervals from 7-9 AM, and from 4-6 PM.   

A summary of the intersection turning movement counts is provided in 
Appendix C:  Intersection Raw Turning Movement Counts. 

Traffic count volumes collected are adjusted for peak season conditions by using the peak 
season conversion factor (PSCF) as illustrated in FDOT 2017 Peak Season Factor Category 
Report (most current data). As such, the 2018 traffic counts are adjusted by using a PSCF = 1.01 
to better illustrate peak season conditions.   

Annual growth rates utilized to evaluate the traffic for future conditions are considered as 2% 
for Pine Ridge Rd. and Vanderbilt Beach Rd. (as illustrated in Table 4).   

The subject intersection is evaluated based on the calculated background traffic (2018 and 
2022) with the additional traffic estimated to PUD buildout conditions. A summary of the 
projected peak season background traffic and project traffic is provided in 
Appendix D:  Intersections Peak Season Traffic.  

Capacity and Quality/Level of Service (LOS)  

Capacity is defined as the maximum rate at which vehicles can pass through a given point in an 
hour under prevailing conditions. 

An assessment of the Level of Service (LOS) and volume to capacity ratio analysis of the subject 
intersections are conducted using Synchro Studio 9 traffic software.  

The intersection control delay is used as the basis for determining LOS, ranging from LOS A to 
LOS F using the delay ranges for signalized intersections. 

According to Highway Capacity Manual 2010 (HCM 2010), the level of service criterion for 
intersections is shown in Table 7. 
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Table 7 
Level of Service for Intersections 

 
 

Based on HCM guidelines, the general description of each LOS is as follows: LOS A – free flow; 
LOS B – stable flow with slight delays, LOS C – stable flow with acceptable delays, LOS D – 
approaching unstable flow with tolerable delay and unfavorable progression, LOS E – unstable 
flow with intolerable delay and poor progression to all movements, and LOS F – forced flow 
(congested and queues fail to clear) and poor progression to all movements.  

The LOS for an overall approach or intersection is determined solely by the control delay. In 
addition, if the volume-to-capacity (V/C) ratio for a lane group exceeds 1.0, LOS F is assigned to 
the individual lane group.   

To support the signalized intersection analyses, the existing signal programmed Eight Phase 
Actuated Controller (EPAC) data was provided by Collier County Transportation staff.  

The percent heavy vehicle is assumed the Design Hour Truck (DHT) – the percent of trucks 
expected to use the roadway segment during the design hour of the design year.  Design Hour 
Truck is determined as half of T24 (annual 24-hour percentage of trucks). A 2% heavy vehicle 
factor is assumed for all movements for the purposes of this analysis.  

The volume to capacity ratio (V/C), also referred to as degree of saturation, represents the 
sufficiency of an intersection to accommodate the vehicular demand. A V/C ratio less than 0.85 
generally indicates that adequate capacity is available and vehicles are not expected to 
experience significant queues and delays. As the V/C ratio approaches 1.0, traffic flow may 
become unstable, and delay and queuing conditions may occur.  Once the demand exceeds the 
capacity (a V/C ratio greater than 1.0), traffic flow is unstable and excessive delay and queuing 
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is expected. Under these conditions vehicles may require more than one signal cycle to pass 
through the intersection (known as cycle failure). For design purposes, a V/C ratio between 0.85 
and 0.95 is generally utilized for the peak hour of the horizon year. For the purposes of this 
analysis, each intersection movement is analyzed to ensure that the threshold value of V/C 
failure (1.0) is not exceeded.  

The results of the Synchro 9 intersection analyses for AM and PM peak hour conditions are 
summarized in Table 7. Synchro 9 intersection worksheets are provided in Appendix E:  
Intersection Analysis – Synchro 9 Printouts.  

Table 7 
Intersection Analysis Summary 

Study Intersection 
2018 Peak Season 

Background 
Traffic 

2022 Peak Season 
Background 

Traffic 

2022 Peak Season 
Background Traffic 
with PUD Build-out 

Traffic 

AM Peak Hour     
Intersection LOS  
Each Approach LOS Failure (LOS F)  
V/C ratio ˃ 1 for Specific Movements  

D 
No 
No 

D 
No 
No 

D 
No 
No 

PM Peak Hour     
Intersection LOS  
Each Approach LOS Failure (LOS F)  
V/C ratio ˃ 1 for Specific Movements  

D 
No 
No 

D 
No 
No 

D 
No 
No 

 

Based on the results of this analysis, the study area intersection operates at an acceptable level 
of service under current 2018 and future 2022 background conditions and is anticipated to 
continue to operate at acceptable level of service with the additional traffic associated with the 
PUD at buildout-out conditions.  

In addition, the threshold value of failure for V/C is not exceeded for any intersection 
movements associated with AM and PM peak pour conditions.  

Improvement Analysis 
Based on the link analysis and trip distribution, the additional net new traffic is not a significant 
and adverse traffic generator for the roadway network at this location.  

As illustrated in our analysis, the projected traffic impact is neither significant nor adverse for 
the purposes of this application. The Northwest TCMA contains sufficient capacity to maintain 
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85% of its lane miles at or above the LOS standard (as required in Policy 5.7 of the 
Transportation Element). 

Based on the results of the Goodlette-Frank Road and Pine Ridge Road intersection analysis, the 
study area intersection operates at an acceptable level of service under current 2018 and future 
2022 background conditions and is anticipated to continue to operate at acceptable level of 
service with the additional traffic associated with the PUD at buildout conditions.  

A detailed evaluation of applicable access points will be performed at the time of site 
development permitting/platting to determine turn lane requirements, as applicable.  

Mitigation of Impact 
The developer proposes to pay the appropriate Collier County Road Impact Fee as building 
permits are issued for the project.  
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Appendix A:  PUD Master Plan 
 
  



Pine Ridge Commons – PUDA – GMPA – TIA – July 2018 

Trebilcock Consulting Solutions, PA P a g e  | 22 

 
  



Pine Ridge Commons – PUDA – GMPA – TIA – July 2018 

Trebilcock Consulting Solutions, PA P a g e  | 23 

 

Appendix B:  Trip Generation Calculations 
ITE 9th Edition 
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Approved PUD Development 
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Proposed PUDA Development 
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Existing PUD Constructed – Occupied Development 
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Appendix C:  Intersection Raw Turning 
Movement Counts 
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Appendix D:  Intersection Peak Season Traffic 
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Appendix E:  Intersection Analysis – Synchro 9 Printouts 
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2018 Peak Season – Background Traffic – AM Peak Hour  
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2022 Peak Season – Background Traffic – AM Peak Hour  
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2022 Peak Season – Background with Project Traffic – AM Peak Hour  
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2018 Peak Season – Background Traffic – PM Peak Hour  
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2022 Peak Season – Background Traffic – PM Peak Hour  
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2022 Peak Season – Background with Project Traffic – PM Peak Hour  
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