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Project Description 

The Tree Farm project is an existing approved Mixed-Use Planned Unit Development (MPUD) – Collier 

County Ordinance No. 07-54, as may be amended (HEX 2015-42 & HEX 2018-12), and has a total site 

gross area of approximately 58.85 acres.  

The project site is located in north Naples, on the north-west quadrant of Immokalee Road (CR 846) and 

Collier Boulevard (CR 951) intersection, in Section 22, Township 48 South, Range 26 East, in Collier 

County, Florida.  

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

Fig. 1 – Project Location Map 
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The Collier County approved ordinance currently allows the site to be developed with up to 281 

residential dwelling units and a maximum of 120,000 sf of commercial/office uses (of which a maximum 

of 100,000 sf may be retail and the balance is limited to office use).   

The existing approved mixed-use development scenario and various proposed scenarios under this 

MPUD amendment are illustrated in Table 1 – Proposed Development Program, below.  

Table 1 
Existing/Potential Development Program 

Development Land Use [SIC Code in Brackets] ITE Land Use Code Total Size 

MPUD Existing 
Approved Trip 

Cap**** 

Residential [N/A] 
220 – Multifamily 

Housing (Low-Rise)** 
281 du** 

Office [80, 8071, 8072] 
720 – Medical-Dental 

Office Bldg. 
11,000 sf 

Retail[all PUD principal uses possible—typical for 
a shopping center—as an inline/outparcel use—

refer to PUD permitted commercial uses for 
applicable SIC Codes] 

820 – Shopping Center 94,000 sf 

Services [5411, 5541] 945 – Gasoline Station* 12 pumps* 

MPUD Proposed 

Retail [all PUD principal uses possible—typical for 
a shopping center—as an inline/outparcel use—

refer to PUD permitted commercial uses for 
applicable SIC Codes] 

820—Shopping Center 80,000 

Mini-Warehouse [4225] 151—Mini-Warehouse 105,000 sf 

Residential[N/A] 
220— Multifamily 

Housing (Low-Rise) *** 
460 du*** 

 

Note(s):        *Gasoline/Service Station with Convenience Market – 6,000 sf.  
    **Up to 138 Single-Family dwelling units (LUC 210) or up to 281 Multi-Family dwelling units (LUC 220).  
  *** Includes apartments, townhouses and condominiums.  Up to 226 Single-Family dwelling units (LUC 210). 
****Per Hex 2015-42, MPUD Document Section VI.6.3.J”…the Project’s estimated trip generation will not exceed a 
maximum of 580 pm peak hour two-way external trips to adjacent streets.” 

 
As illustrated in Table 1, proposed Tree Farm MPUD amendment will continue to be developed 

as a mixed-use project.   

A methodology meeting was held with the Collier County Transportation Planning staff on 

April 5, 2019 – refer to Appendix B:  Initial Meeting Checklist (Methodology Meeting). 

Trip Generation 

The project provides the highest and best use scenario with respect to the project’s trip generation.   

The project’s site trip generation is based on the Institute of Transportation Engineers (ITE) Trip 

Generation Manual, 10th Edition and the software program OTISS – Online Traffic Impact Study 
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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 10th Edition.   

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 the internal capture trips.  The OTISS 

process follows the trip balancing approach as recommended in the ITE Trip Generation Handbook, 3rd 

Edition.  The resulting internal capture rates are below the county limits.  

Consistent with a conservative approach, the applicable internal capture ITE PM peak hour rates were 

reduced 50%.  

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.  

Per Collier County TIS Guidelines and Procedures, the pass-by capture rate for peak hour should not 

exceed 25% for shopping centers (LUC 820) and 50% for gas stations (LUC 945). The daily pass-by rate is 

assumed to be 10% lower than the peak hour rate.  

The existing approved Tree Farm MPUD trip generation is illustrated in Table 2A. The proposed Tree 

Farm MPUD amendment development trip generation is illustrated in Table 2B. 

Table 2A 
Trip Generation (MPUD Existing Approved per Trip cap/Use Limits) – Average Weekday 

  
24 Hour Two- 
Way Volume 

PM Peak Hour 

ITE Land Use Size  Enter Exit Total 

Multifamily Housing (Low-Rise)** 281 du 2,083 93 55 148 

Medical-Dental Office Bldg. 11,000 sf 335 11 28 39 

Shopping Center 94,000 sf 5,764 249 270 519 

Gasoline Station* 12 pumps* 2,464 86 82 168 

Total Traffic  10,646 439 435 874 

Internal Capture*** 822 48 48 96 

Total External 9,824 391 387 778 

Pass-By Trips**** 1,665 100 99 199 

Total to Adjacent Streets 8,159 291 288 579 
 

Note(s):          *  Gasoline/Service Station with Convenience Market – 6,000 sf. 
     **   Includes apartments, townhouses and condominiums.   
   ***   Internal Capture – not to exceed 20% of total traffic - ITE PM peak hour internal capture rates were reduced 
50%.—Daily value = 10% 
****   Pass-By Rates – PM Peak Hour 25%; Daily 15%. 
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Table 2B 
Trip Generation (MPUD Amendment – Proposed) – Average Weekday 

  
24 Hour Two- 
Way Volume 

PM Peak Hour 

ITE Land Use Size  Enter Exit Total 

Multifamily Housing  
(Low-Rise) * 

460 du 3,437 145 85 230 

Shopping Center 80,000 sf 5,166 221 240 461 

Mini-Warehouse 105,000 sf 159 8 10 18 

Total Traffic 8,762 374 335 709 

Internal Capture ** 102 42 42 84 

Total External 8,660 332 293 625 

Pass-By Trips *** 767 52 53 105 

Total to Adjacent Streets 7,893 280 240 520 
 

Note(s):       *Includes apartments, townhouses and condominiums.   
    **Internal Capture – not to exceed 20% of total traffic - ITE PM peak hour internal capture rates were reduced 
50%.    
***Pass-By Rates – PM Peak Hour 25%; Daily 15%. 

 

The project estimated net new volume traffic shown in Table 2C reflects the highest impact PM peak 

hour traffic under proposed MPUD amendment conditions (Table 2B), versus the existing approved 

MPUD trip cap conditions – Table 2A.  

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

 
24 Hour Two- 
Way Volume 

PM Peak Hour 

Land Use  Enter Exit Total 

MPUD Proposed Amendment 
(Total to Adjacent Streets) 

7,893 280 240 520 

Maximum Allowed 
MPUD Existing Approved 

(Total to Adjacent Streets) 
8,159 291 288 579 

Net Increase (Net Decrease) (266) (11) (48) (59) 

 

Conclusion 

As illustrated in Table 2C, from a traffic stand point, the proposed Tree Farm MPUD amendment is less 
intensive compared to what was most recently approved.  

The maximum total daily trip generation for the proposed development shall not exceed 520 two-way 
PM peak hour net new trips based on the land use codes in the ITE Trip Generation Manual in effect at 
the time of application for SDP/SDPA or subdivision plat approval.    
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Appendix A 
 

MPUD Master Plan 
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Appendix B 

 

Initial Meeting Checklist (Methodology Meeting) 
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Appendix C 

 

Trip Generation Calculations ITE 10th Edition 
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ITE Trip Generation Manual 10th Edition – LUC Descriptions 
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MPUD Existing Approved per Trip Cap – ITE Site Trip Generation 
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MPUD Proposed Scenario – ITE Site Trip Generation 
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