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Figure 1:  Location Map 
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APPLICATION INFORMATION: 

Agent/Applicant: Lincoln Ventures, LLC 
Property Owner(s): KLM Holdings Midtown LLC 
Related Petition(s): PB-21-57 ZON     
Neighborhood Workshop: March 10, 2021 

SITE INFORMATION: 

Address: 1209 W University Ave, 1219 W University Ave, 1221 W University Ave, 1223 W University 
Ave, 1225 W University Ave, 1227 W University Ave   
Parcel Number(s):  13226-000-000; 13227-000-000; 13228-000-000; 13229-001-000; 13229-002-
000 
Acreage: ±.945 acres 
Existing Use(s): Commercial  
Land Use Designation(s): UMUH 
Zoning Designation(s): U9 
Overlay District(s): UF Context Area, Enterprise Zone  
Transportation Mobility Program Area (TMPA): Zone A  
Water Management District: St. John’s River Water Management District                             
Special Feature(s): N/A                 

ADJACENT PROPERTY CHARACTERISTICS: 
 

 EXISTING USE(S) LAND USE DESIGNATION(S) ZONING 
DESIGNATION(S) 

North W University Ave ROW / 
Commercial 

UMUH (Urban Mixed-Use 
High-Intensity) U9 / PD  

South Multi-Family Residential UMUH (Urban Mixed-Use 
High-Intensity) U9 / PD 

East SW 12th St ROW / 
Commercial 

UMUH (Urban Mixed-Use 
High-Intensity) U9 

West Commercial UMUH (Urban Mixed-Use 
High-Intensity) U9 
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Figure 2: Subject Property and Adjacent Future Land Use Designations 
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PURPOSE AND DESCRIPTION: 
 

The subject property currently has a future land use designation of City of Gainesville Urban Mixed-
Use High-Intensity (UMUH). The current zoning district of the property is U9 (Urban 9). The subject 
application requests to change the future land use designation of the property to Planned Use District 
(PUD). The property is subject to a related rezoning request (PB-21-57 ZON).   
 
The proposed PUD would allow for a maximum building height of 10 stories for the portion of the 
building abutting the west, West University Avenue, rear alley, and the portion of the eastern façade 
that lies outside of the University Heights South Historic District. The portion of the building located 
within this area will be limited to four stories. The PUD proposes to allow for 151 dwelling units and 
506 bedrooms, which is an increase as compared to the currently allowable density at the property 
given the existing UMUH future land use. The increase in units and bedrooms will allow for 10% of 
units to be provided at affordable housing rates to qualified residents earning between 50% and 80% 
AMI. Non-residential uses are to be limited to 6,500 gross square feet.  

 
The PUD land use category is created to allow the consideration of unique, innovative or narrowly 
construed land use proposals that because of the specificity of the land use regulations can be found 
to be compatible with the character of the surrounding land uses and environmental conditions of the 
subject land. The proposed PUD designation and associated PD zoning designation recognize the 
character of surrounding land uses and will implement regulations which account for existing 
conditions at the property and surrounding properties.  
STAFF ANALYSIS AND RECOMMENDATION: 

 
ANALYSIS 

1. Consistency with the Comprehensive Plan 

This application is consistent with the Comprehensive Plan as outlined below and in Appendix A 
(attached).   
 

Future Land Use Element 
 
GOAL 1 IMPROVE THE QUALITY OF LIFE AND ACHIEVE A SUPERIOR, 

SUSTAINABLE DEVELOPMENT PATTERN IN THE CITY BY CREATING AND 
MAINTAINING CHOICES IN HOUSING, OFFICES, RETAIL, AND 
WORKPLACES, AND ENSURING THAT A PERCENTAGE OF LAND USES 
ARE MIXED, AND WITHIN WALKING DISTANCE OF IMPORTANT 
DESTINATIONS. 

 
Policy 1.1.1 To the extent possible, all planning shall be in the form of complete and 

integrated communities containing housing, shops, workplaces, schools, 
parks and civic facilities essential to the daily life of the residents. 
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GOAL 2  REDEVELOP AREAS WITHIN THE CITY, AS NEEDED, IN A MANNER THAT 
PROMOTES QUALITY OF LIFE, TRANSPORTATION CHOICE, A HEALTHY 
ECONOMY, AND DISCOURAGES SPRAWL.  

  
Objective 2.1 Redevelopment should be encouraged to promote compact, vibrant 

urbanism, improve the condition of blighted areas, discourage urban 
sprawl, and foster compact development patterns that promote 
transportation choice. 

 
Finding:  The requested land use change encourages compact urban development which 

is appropriate for the location. The provision of a mix of uses in an area with 
established commercial uses as well as residential development, and in close 
proximity to the University of Florida will promote interconnectivity of uses and 
transportation choice for neighbors and residents at the property.   

 
Policy 4.1.1 Land Use Categories on the Future Land Use Map shall be defined as 

follows:  
 
Planned Use District (PUD) 
 
This land use category is an overlay land use category that may be applied on any specific 
property in the City. The land use regulations pertaining to this overlay district shall be 
adopted by ordinance in conjunction with an amendment to the Future Land Use Map of 
this Comprehensive Plan. The category is created to allow the consideration of unique, 
innovative or narrowly construed land use proposals that because of the specificity of the 
land use regulations can be found to be compatible with the character of the surrounding 
land uses and environmental conditions of the subject land. This category allows a mix of 
residential and nonresidential uses and/or unique design features which might otherwise 
not be allowed in the underlying land use category. Each PUD overlay land use category 
adopted shall address: density and intensity; permitted uses; access by car, pedestrians, 
bicycle, and transit; trip generation, trip distribution, and trip capture; environmental 
features; and, when necessary, buffering of adjacent uses. Planned Development Zoning 
shall be required to implement a PUD land use category.  
 
Finding:  Designation of the Planned Use District land use category at the subject property 

considers the unique proposal of uses. The proposal addresses allowable density, 
intensity, uses, access, transit, environmental features and buffering of adjacent uses. 
Trip generation and distribution data has been provided as part of the application.  

 
The proposed land use change will support a comprehensive development plan which 
allows for appropriate uses given the location of the property. The proposed PUD 
designation meets the intent of the PUD land use category which is created to allow 
the consideration of unique, innovative or narrowly construed land use proposals that 
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because of the specificity of the land use regulations can be found to be compatible 
with the character of the surrounding land uses of the subject land.  
 

Housing Element 
 

GOAL 1 ASSIST THE PRIVATE AND NON-PROFIT HOUSING SECTOR IN 
PROVIDING HOUSING FOR LOW-INCOME, VERY LOW-INCOME, AND 
EXTREMELY LOW INCOME HOUSEHOLDS. 

 
Policy 1.1.6  Housing programs and projects, where feasible, shall be coordinated with 

Alachua County, the Housing Authorities and any other groups involved in 
providing affordable housing. 
 

Policy 1.2.5  The City shall support the dispersal of low-income, very low-income and 
extremely low-income housing units throughout the City by providing 
housing densities throughout the City that will allow low-income, very low 
income and extremely low-income housing to be provided by the private 
sector. The City shall use Community Development Block Grant Funds and 
Section 8 Programs, the Home Investment Partnerships Grant (HOME) and 
State Housing Initiative Program (S.H.I.P.), as well as not-for-profit 
organizations in the State, to support the dispersal of affordable housing 
units throughout the City. 

 
Objective 3.3  Assist low-income, very low-income, extremely low-income, and 

moderate-income households each year in locating and affording low-cost 
rental and owner-occupied housing. 
 

Finding: The proposed land use change will support both the private and non-profit housing 
sector to develop and maintain housing for low and very low-income households within the core 
of the City. Additionally, the change will support the use of housing subsidy vouchers within new 
market rate development through direct coordination with the Gainesville Housing Authority and 
will help connect affordable housing units within the development with their clients waiting for 
affordable housing.  
 

2. Compatibility and surrounding land uses 

 
The proposed PUD land use category will facilitate redevelopment of the property for mixed-use 
high-intensity development. Surrounding properties have the future land use designation of 
Urban Mixed-Use High-Intensity which allows residential, office/research, retail, and service uses 
either as stand-alone uses or combined in a mixed-use development format. The Urban Mixed-
Use High-Intensity category is distinguished from other mixed-use categories in that it is 
specifically established to support research and development in close proximity to the University 
of Florida main campus. An essential component of the category is orientation of structures to 
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the street and the multi-modal character of the area. The proposed PUD land use category 
supports these goals and is considered to be compatible with the surrounding land uses.  
 

3. Environmental impacts and constraints 

There are no known wetlands, surface waters, or natural or archaeological resources regulated 
by Divisions 3 and 4 of the Land Development Code on the subject property.  
 

4. Support for urban infill and/or redevelopment 

Approval of the land use change will facilitate urban infill and redevelopment. The accompanying 
PD zoning proposal will allow for an increase in the number of units and bedrooms as compared 
to the existing U9 zoning district which allows for high density mixed-use development. Infill 
development at this scale within walking distance to the University of Florida and other important 
destinations is considered appropriate and will support future redevelopment and capital 
investment in the area. The accompanying PD zoning proposal will allow for an increase in the 
number of units and bedrooms as compared to the existing zoning designation. The allowance 
of additional units and rooms will make possible the provision of affordable housing units within 
the urban core of the city. 

 
5. Impacts on affordable housing 

The proposed PUD designation and associated PD zoning designation will require the provision 
of affordable housing units within the urban core of the city. The proposed redevelopment will 
provide a variety of housing rates within one mixed use building. The proposed conditions require 
that ten percent (10%) of the total units constructed must be affordable rate housing for persons 
between 50% and 80% AMI. All affordable units will be two-bedroom floor plans. Placing 
affordable housing units within the urban core further promotes affordability as the location is 
near a large employment center (University of Florida) and will promote and allow for 
transportation choices of residents. Important amenities are located within walking and biking 
distance. Several public transit routes are accessible within walking distance (1/4 mile). Overall 
the land use change will support affordable housing goals.  
 

6. Impacts on the transportation system 

Based on a trip generation report provided by the applicant, proposed redevelopment of the site 
is expected to have a minimal impact on the transportation system as compared to the existing 
maximum development potential. Trip generation information provided by the applicant based on 
proposed uses indicates that potential net new daily trip count would be 2,210. This would be a 
decrease in the potential new daily trips as compared to the current maximum development 
potential which the applicant has estimated as 3,108 (see Trip Generation and Distribution, 
Appendix C, attached). The location of the property will allow for residents of the multi-family 
portion of the development to access important locations without the use of a car.  
 

The subject property is located within the Transportation Mobility Program Area (TMPA) Zone A. 
Future development is subject to improvements to the City’s transportation system and 
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infrastructure consistent with Policies 10.1.3 and 10.1.4 of the Transportation Element of the 
City’s Comprehensive Plan (see Appendix A, attached).  
 

7. An analysis of the availability of facilities and services 

The subject property has access to public facilities and services that include, but are not limited 
to, utilities, schools, parks, transportation, fire, police, waste collection, and storm water 
management. Gainesville Regional Utilities (GRU) services are available to the property including 
potable water, sewer, electric, and gas.  Any future development on the property will require water 
and wastewater capacity evaluations that will determine if off-site upgrades will be required.  
 

8. The need for additional acreage in the proposed future land use category 

Affordable housing has been established as a primary goal in regard to future development and 
redevelopment in the city. The proposed land use would support this goal by providing for 10% 
of units at affordable housing rates.  

The proposed land use designation will increase the total acreage of land within the designated 
land use category:  

Table 2.  Future Land Use Categories Total Acreage (2020) 
Future 

Land Use 
Category 

Description 
Total 
Acres 
2020 

 
Occupied 

Acres 

 
Vacant 
Acres 

 
Percent Occupied 

PUD Planned Use District  870.47 779.39 91.08 89.5% 

Note:  The data in Table 2 was obtained from the City of Gainesville, Department of Doing, and Geographic 
Information Systems (GIS) Division.  
 
9. Discouragement of urban sprawl as defined in Section 163.3164, F.S., and consistent with 

the requirements of Subsection 163.3177(6) (a) 9.a., F.S.  
 
Urban sprawl is defined in Subsection 163.3164 (51), F.S. as a “development pattern 
characterized by low density, automobile-dependent development with either a single use 
or multiple uses that are not functionally related, requiring the extension of public facilities 
and services in an inefficient manner, and failing to provide a clear separation between 
urban and rural uses”.  The following analysis is required to determine whether the 
proposed small-scale land use amendment contributes to urban sprawl, using the 
indicators as identified in Subsection 163.3177(6)(a)9.a.,F.S. and listed below. 
 
I. Promotes, allows, or designates for development substantial areas of the 

jurisdiction to develop as low-intensity, low-density, or single-use development 
or uses.   

The subject property is located within a developed urban area of the city and the 
proposed land use change encourages a mix of uses at the property consistent with 
uses permissible in the UMUH Future Land Use category which is the land use 
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designation for surrounding properties. The proposed intensity of development is 
appropriate for the area which contains a mix of commercial development and is located 
within walking distance of the University of Florida and other important destinations.   

 
II. Promotes, allows, or designates significant amounts of urban development to 

occur in rural areas at substantial distances from existing urban areas while not 
using undeveloped lands that are available and suitable for development.   

The land use change is proposed for a property within an established area and will 
utilize existing urban amenities.  

 
III. Promotes, allows, or designates urban development in radial, strip, isolated, or 

ribbon patterns generally emanating from existing urban developments.   

The proposed development does not promote radial, strip, isolated or ribbon patterns.  
 

IV. Fails to adequately protect and conserve natural resources, such as wetlands, 
floodplains, native vegetation environmentally sensitive areas, natural 
groundwater aquifer recharge areas, lakes, rivers, shorelines, beaches, bays, 
estuarine systems, and other significant natural systems.   

The subject property does not contain known environmentally sensitive resources.  
 

V. Fails to adequately protect adjacent agricultural areas and activities, including 
silviculture, active agricultural and silvicultural activities, passive agricultural 
activities, and dormant, unique, and prime farmlands and soils.   

The subject parcel for the proposed land use amendment is not adjacent to any active 
or passive agricultural areas and activities. 

 
VI. Fails to maximize use of existing public facilities and services.   

The proposed land use amendment involves property that has access to existing public 
facilities and services.  

 
VII. Allows for land use patterns or timing which disproportionately increase the cost 

in time, money, and energy of providing and maintaining facilities and services, 
including roads, potable water, sanitary sewer, storm water management, law 
enforcement, education, health care, fire and emergency response, and general 
government.   

The proposed land use amendment involves property that has access to existing public 
facilities and services (e.g., roadways, utilities, schools, etc.), which helps to minimize 
related costs. Required improvements will be at the expense of the developer.      

 
VIII. Fails to provide a clear separation between rural and urban uses.  

The proposed land use amendment does not involve a property located near rural uses.   
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IX. Discourages or inhibits infill development or the redevelopment of existing 

neighborhoods and communities.   

The proposed land use change supports the redevelopment of an existing property 
which is adjacent to existing neighborhoods. The provision of a mix of uses will support 
surrounding existing neighborhoods.  

 
X. Fails to encourage a functional mix of uses.   

The proposed land use category allows for and encourages a mix of uses and will 
include a variety of unit types for the residential portion of the development.  

 
XI. Results in poor accessibility among linked or related land uses.   

Redevelopment at the subject property based on the proposed land use designation will 
result in enhanced accessibility among linked or related land uses in a developed urban 
area.   

 
XII. Results in the loss of significant amounts of functional open space.     

The proposal does not result in a significant loss of open space. The property is currently 
developed and redevelopment will not cause a loss of additional open space.    

 
Additional analysis required to determine whether the proposed small-scale land use 
amendment discourages the proliferation urban sprawl, using at least four (4) of the 
criteria identified in Subsection 163.3177(6)(a)9.b.,F.S., is as follows: 
  
I. Directs or locates economic growth and associated land development to 

geographic areas of the community in a manner that does not have an adverse 
impact on and protects natural resources and ecosystems.   

The property does not contain protected natural resources and ecosystems.  
 

II. Promotes the efficient and cost-effective provision or extension of public 
infrastructure and services.   

The proposed land use amendment involves property that has access to existing public 
facilities and services.  

 
III. Promotes walkable and connected communities and provides for compact 

development and multimodal transportation system, including pedestrian, 
bicycle, and transit, if available.   

The proposal to place commercial uses in addition to multi-family residential dwelling 
units in close proximity to important destinations will promote a walkable and connected 
community.  

 



City Plan Board Staff Report  May 27, 2021 
Petition Number: PB-21-55 LUC 

 

11 
 

IV. Creates a balance of land uses based upon demands of the residential population 
for the nonresidential needs of an area.   

The designation provides for a balance of land uses in the area which is comprised of 
a mix of developed residential and commercial properties and educational services. Ten 
percent of residential units will be required to be provided as affordable housing for 
persons earning between 50% and 80% AMI.    

 
10. Need for job creation, capital investment, and economic development to strengthen and 

diversify the City’s economy. 

Approval of the proposed land use change will facilitate redevelopment of the subject property 
which will promote capital investment in the area and create both temporary and permanent 
jobs.  
 

11. Need to modify land use categories and development patterns within antiquated 
subdivisions as defined in Section 163.3164, F.S. 

This amendment does not involve an antiquated subdivision, which is defined in Subsection 
163.3164(5), F.S., as follows:  “a subdivision that was recorded or approved more than 20 years 
ago and that has substantially failed to be built and the continued buildout of the subdivision in 
accordance with the subdivision’s zoning and land use purposes would cause an imbalance of 
land uses and would be detrimental to the local and regional economies and environment, hinder 
current planning practices, and lead to inefficient and fiscally irresponsible development patterns 
as determined by the respective jurisdiction in which the subdivision is located”.     
 

RECOMMENDATION 
 

Staff has evaluated the land use change according to criteria in the Land Development Code and 
Comprehensive Plan and recommends approval with the following conditions:  
 
Condition 1. The maximum number of bedrooms shall be 506 (151 dwelling units). 
 
Condition 2. A maximum building height of 10 stories shall be allowed for that portion of the building 
abutting the west, West University Avenue, the rear alley, and that portion of the eastern façade that 
lies outside of the University Heights-South Historic District 100’ buffer, which shall be a maximum 
four (4) stories. 
 
Condition 3. The non-residential uses shall have a maximum of 6,500 gross square feet. Accessory 
uses to the multi-family residential, such as leasing office and amenities exclusive to residents, shall 
not count against the maximum non-residential square footage allowed. 
  
Condition 4. The minimum number of Affordable Housing Units, hereinafter defined, on the property, 
subject to rezoning the property to PD and development plan approval is as follows: 10% of the total 
units constructed. These units must be maintained as permanent Affordable Housing Units for 
Qualified Tenant Applicants with a legal mechanism as approved by the City Attorney's Office. 
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Condition 5. Affordable Housing Units shall be affordably priced for area residents earning between 
50% and 80% of the Gainesville Metropolitan Statistical Area (MSA) Area Median Income (AMI), as 
established by the United States Department of Housing and Urban Development (HUD). 

 
Condition 6. Affordable Housing Units shall be constructed such that all unit finishes are identical to 
and locations within the structure are equitable relative to market-rate units. 
 
Condition 7. Tenants of Affordable Housing Units shall have the same access to all amenities 
constructed on the property as the market-rate units. 
 
Condition 8. Pursuant to a written Memorandum of Understanding and a HUD-HAP (Housing 
Assistance Payment) Agreement between Developer and the Gainesville Housing Authority, either 
project- or tenant-based housing subsidy vouchers shall be provided to Qualified Tenant Applicants 
for the Affordable Housing Units. 
 
Condition 9. Qualified Tenant Applicants shall be those persons who are determined by the 
Gainesville Housing Authority to be eligible for housing vouchers to occupy Affordable Housing Units 
 
Condition 10. In the event Gainesville Housing Authority is unable to identify Qualified Tenant 
Applicant(s) within 60 days of a notice of vacancy in an Affordable Housing Unit(s), Developer may in 
its discretion fill an Affordable Housing Unit(s) with market-rate tenant(s). 
 
Condition 11. Provision of Affordable Housing Units, as defined herein, shall fully satisfy Developer’s 
obligation to provide subsidized housing units on the property. 
 
LIST OF APPENDICES: 

Appendix A  Comprehensive Plan Goals, Objectives and Policies  
Appendix B Land Use Maps 
Appendix C Application Documents  
  Application 

Affidavits 
Deeds 

  Justification Report  
  Legal Description 
  Map Set 
  Neighborhood Workshop Materials 
  Proof of Payment of Taxes 
  Property Appraiser Data Sheets 
  Trip Generation and Distribution 
  Proposed PD Conditions  

Appendix D Environmental Memo 



 

 

 

 

 

 

 

 

 

Appendix A – Comprehensive Plan Goals Objectives and Policies 

  



Future Land Use Element 

GOAL 1 IMPROVE THE QUALITY OF LIFE AND ACHIEVE A SUPERIOR, SUSTAINABLE 
DEVELOPMENT PATTERN IN THE CITY BY CREATING AND MAINTAINING 
CHOICES IN HOUSING, OFFICES, RETAIL, AND WORKPLACES, AND 
ENSURING THAT A PERCENTAGE OF LAND USES ARE MIXED, AND WITHIN 
WALKING DISTANCE OF IMPORTANT DESTINATIONS. 

 

Policy 1.1.1 To the extent possible, all planning shall be in the form of complete and integrated 
communities containing housing, shops, workplaces, schools, parks and civic 
facilities essential to the daily life of the residents. 

 

Objective 4.2 The City shall implement regulations that will protect low-intensity uses from the 
negative impacts of high-intensity uses and provide for the healthy coexistence 
and integration of various land uses. 

 

GOAL 2  REDEVELOP AREAS WITHIN THE CITY, AS NEEDED, IN A MANNER THAT 
PROMOTES QUALITY OF LIFE, TRANSPORTATION CHOICE, A HEALTHY 
ECONOMY, AND DISCOURAGES SPRAWL.  

 

Policy 4.2.1 The City shall adopt land development regulations that provide protection for 
adjacent residential areas and low intensity uses from the impacts of high intensity 
uses by separating intense uses from low-intensity use by transitional uses and by 
performance measures. Performance measures shall address the buffering of 
adjacent uses by landscape, building type and site design. Regulation of building 
type shall insure compatibility of building scale, and overall building appearance in 
selected areas. Regulation of the site design shall address orientation. Such 
regulation shall also include arrangement of functions within a site, such as 
parking, loading, waste disposal, access points, outdoor uses and mechanical 
equipment; and the preservation of site characteristics such as topography, natural 
features and free canopy. 

 

  



 

Transportation Element 

Objective 10.1The Gainesville Transportation Mobility Program Area (TMPA) shall include all 
property within city limits (although the TMPA shall not apply to annexed properties 
that do not yet have an adopted City land use category) and shall be subdivided 
into designated Zones A, B, C, D, E and M as mapped in the Transportation 
Mobility Element Data and Analysis Report and in the Geographic Information 
System (GIS) Map Library located on the City’s Planning and Development 
Services Department website. 

Policy 10.1.2 All land uses and development located in the TMPA shall meet the TMPA policies 
specified in this Element. 

Policy 10.1.3  

Zone A shall promote redevelopment and infill in the eastern portion of the City and the area near 
the University of Florida. Except as shown in Policy 10.1.4 and Policy 10.1.14, funding for multi-
modal transportation in Zone A shall be provided to the maximum extent feasible by the City, 
Community Redevelopment Agency, federal or state governments, and other outside sources 
such as grant funds. 

Policy 10.1.4  

For any development or redevelopment within Zone A, the developer shall provide the following 
transportation mobility requirements. The developer shall provide any transportation modifications 
that are site related and required for operational or safety reasons, such as, but not limited to, 
new turn lanes into the development, driveway modifications, or new traffic signals, and such 
operational and safety modifications shall be unrelated to the Transportation Mobility Program 
requirements. 

a. Sidewalk connections from the development to existing and planned public sidewalk along 
the development frontage; 

b. Cross-access connections/easements or joint driveways, where available and 
economically feasible; 

c. Deeding of land or conveyance of required easements along the property frontage to the 
City, as needed, for the construction of public sidewalks, bus turn-out facilities, and/or 
transit shelters. Such deeding or conveyance of required easements, or a portion of same, 
shall not be required if it would render the property unusable for development. A Transit 
Facility License Agreement between the property owner and the City for the placement of 
a bus shelter and related facilities on private property may be used in lieu of deeding of 
land or conveyance of easements. The License Agreement term shall be for a minimum 
of 10 years; 

d. Closure of existing excessive, duplicative, or unsafe curb cuts or narrowing of overly wide 
curb cuts at the development site, as defined in the Access Management portion of the 
Land Development Code; and 

e. Safe and convenient on-site pedestrian circulation, such as sidewalks and crosswalks 
connecting buildings and parking areas at the development site. 



 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix B – Land Use Maps  
Existing Land Use Map 

Proposed Land Use Map 
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Appendix C – Application Documents 

Application 
Affidavits 

Deeds 
Justification Report 
Legal Description 

Map Set 
Neighborhood Workshop Materials 

Proof of Payment of Taxes 
Property Appraiser Data Sheets 
Trip Generation and Distribution 

 



Phone:  352-334-5022 

APPLICATION—CITY PLAN BOARD 
Planning & Development Services 

Owner(s) of Record (please print) Applicant(s)/Agent(s), if different 
Name: Name: 

Address: Address: 

Phone:                              Fax: Phone:                              Fax: 

(Additional owners may be listed at end of applic.) 

Note:  It is recommended that anyone intending to file a petition for amendments to the future land use map or 
zoning map atlas, meet with the Department of Community Development prior to filing the petition in order to 
discuss the proposed amendment and petition process.  Failure to answer all questions will result in the 
application being returned to the applicant. 

REQUEST 
Check applicable request(s) below: 
Future Land Use Map  [  ] Zoning Map  [  ] Master Flood Control Map  [  ] 
Present designation: Present designation: Other  [  ] Specify:

Requested designation: Requested designation: 

INFORMATION ON PROPERTY 
1. Street address:

2. Map no(s):

3. Tax parcel no(s): 

4. Size of property: ______________ acre(s)
All requests for a land use or zoning change for property of less than 3 acres are encouraged to submit a market
analysis or assessment, at a minimum, justifying the need for the use and the population to be served.  All
proposals for property of 3 acres or more must be accompanied by a market analysis report.

Certified Cashier’s Receipt:

OFFICE USE ONLY 
Petition No. _____________________  Fee: $____________________________ 

1
st
 Step Mtg Date: ________________  EZ Fee: $_________________________

Tax Map No. ____________________  Receipt No. _______________________ 

Account No. 001-660-6680-3401  [  ] 
Account No. 001-660-6680-1124  (Enterprise Zone)  [  ] 
Account No. 001-660-6680-1125  (Enterprise Zone Credit  [  ]

X

UMUH
PUD

13226-000-000; 13227-000-000; 13228-000-000; 13229-001-000; 13229-002-000
±0.945

KLM Holdings Midtown LLC

8585 South Tropical Trail
Merritt Island, FL 32952

Contact Agent

Lincoln Ventures, LLC

2324 Guadalupe Street
Suite 200
Austin, TX 78705

312-952-4867

PB-21-55 LUC
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5.  Legal description (attach as separate document, using the following guidelines): 
     a. Submit on 8 ½ x 11 in. sheet of paper, separate from any other information. 

     b.  May not be included as part of a Purchase Agreement, Contract for Sale, Lease Agreement, Transfer of Title, Warranty        

Deed, Notice of Ad Valorem Taxes, Print-outs from Property Appraiser’s Office, etc. 

     c. Must correctly describe the property being submitted for the petition. 

     d. Must fully describe directions, distances and angles.  Examples are:  North 20 deg. West 340 feet (not abbreviated as N 

20 deg. W 340’); Right-of-Way (not abbreviated as R/W); Plat Book (not abbreviated as PB); Official Records Book 1, 

page 32 (not abbreviated as OR 1/32); Section 1, Township 9 South, Range 20 East (not abbreviated as S1-T9S-R20E).  
 
6. INFORMATION CONCERNING ALL REQUESTS FOR LAND USE AND/OR 

ZONING CHANGES (NOTE:  All development associated with rezonings and/or land use 
changes must meet adopted level of service standards and is subject to applicable concurrency 
requirements.) 

 
 A. What are the existing surrounding land uses? 

 

  North 

 

 

 

  South 

 

 

 

  East 

 

 

 

  West 

 

 

 

 

B. Are there other properties or vacant buildings within ½ mile of the site that have the 

proper land use and/or zoning for your intended use of this site? 
 

NO  ____ YES ____ If yes, please explain why the other properties 

cannot accommodate the proposed use?   

 

 

 

 

 

 

 

 

 

 

 

W University Avenue right-of-way; commercial

Alley; residential

SW 12th Street right-of-way; commercial/residential

Vacant restaurant

X
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C. If the request involves nonresidential development adjacent to existing or future 

residential, what are the impacts of the proposed use of the property on the following: 

 

 Residential streets 

 

 

 

 

 Noise and lighting 

 

 

 

 

D. Will the proposed use of the property be impacted by any creeks, lakes, wetlands, 

native vegetation, greenways, floodplains, or other environmental factors or by 

property adjacent to the subject property? 
 

NO ____   YES____ (If yes, please explain below) 

 

 

 

 

 

 

E. Does this request involve either or both of the following? 

 

 a. Property in a historic district or property containing historic structures? 
 

        NO ____   YES____ 
 

b. Property with archaeological resources deemed significant by the State? 
 

        NO ____   YES____ 

 

F. Which of the following best describes the type of development pattern your 

development will promote?  (please explain the impact of the proposed change on 

the community): 

 

 Redevelopment ____    Urban Infill ____ 

 Activity Center ____    Urban Fringe ____ 

 Strip Commercial ____   Traditional Neighborhood ____ 

 

 

 

 

 

 

 

 

 

 

Please see Justification Report.

Please see Justification Report.

X

X

X

X
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 Explanation of how the proposed development will contribute to the community. 

 

 

 

 

 

G. What are the potential long-term economic benefits (wages, jobs & tax base)? 

 

 

 

 

 

H. What impact will the proposed change have on level of service standards? 

 

 Roadways 

 

 

 

 Recreation 

 

 

 

 Water and Wastewater 

 

 

 

 Solid Waste 

 

 

 

 Mass Transit 

 

 

 

 

I. Is the location of the proposed site accessible by transit, bikeways or pedestrian 

facilities? 
 

 NO ____   YES ____ (please explain) 

 

 

 

 

 

 

 

 

 

 

Please see Justification Report.

Please see Justification Report.

Please see Justification Report.

Please see Justification Report.

Please see Justification Report.

Please see Justification Report.

Please see Justification Report.

X

The site is located at the southwest corner of the W University Avenue/SW 12th Street
intersection. There are sidewalks along both streets, and 12th Street is a Bicycle Boulevard. 

RTS has multiple stops in the area surrounding the site, including: a stop for bus routes 5 an 10
immediately west of the project site; a stop for bus routes 5 and 10 ±725 feet east of the project
site; and stops for bus routes 1, 25, 46, 126, 301, 302, 303, and 305 ±1,277 feet southeast of the
site (by road).
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To: Mr. Andrew Persons, AICP, Interim Director, Department of Sustainable Development 
From: Seth Wood, Project Planner, CHW 
Date: March 15, 2021 May 3, 2021 
Re: Lincoln Ventures – Small-scale Comprehensive Plan Amendment (SsCPA) Application 

 
Jurisdiction: 
City of Gainesville 

Development Intent: 
Mixed-use Multi-family Building with Market- 
and Workforce-Rate Units 

Location Description/Address:  
The southwest corner of W University Avenue and SW 12th Street. 

Parcel Numbers:  
13226-000-000 
13227-000-000 
13228-000-000 
13229-001-000 
13229-002-000 

Site Acreage: ±0.945 acres  
(Source: CHW Survey) 

Existing Future Land Use: 
Urban Mixed-Use High Intensity (UMUH) 

This land use category allows residential, 
office/research, retail, and service uses either as 
stand-alone uses or combined in a mixed-use 
development format. It is distinguished from other 
mixed-use categories in that it is specifically 
established to support research and development in 
close proximity to the University of Florida main 
campus. An essential component of the category is 
orientation of structures to the street and the multi-
modal character of the area. Developments located 
within this category shall be scaled to fit the 
character of the area. Residential density shall be 
limited to 10 to 100 units per acre with provisions to 
add up to 25 additional units per acre by Special 
Use Permit as specified in the land development 
regulations. Building height shall be limited to 6 
stories and up to 8 stories by a height bonus system 
as established in the Land Development Code. 
Land development regulations shall set the 
appropriate zoning densities: the types of uses; 
design criteria; landscaping, and 
pedestrian/vehicular access. Public and private 
schools, places of religious assembly and 
community facilities are appropriate within this 
category. 

Proposed Future Land Use: 
Planned Use District (PUD) 

This land use category is an overlay land use 
category that may be applied on any specific 
property in the City. The land use regulations 
pertaining to this overlay district shall be 
adopted by ordinance in conjunction with an 
amendment to the Future Land Use Map of this 
Comprehensive Plan. The category is created 
to allow the consideration of unique, innovative 
or narrowly construed land use proposals that 
because of the specificity of the land use 
regulations can be found to be compatible with 
the character of the surrounding land uses and 
environmental conditions of the subject land. 
This category allows a mix of residential and 
nonresidential uses and/or unique design 
features which might otherwise not be allowed 
in the underlying land use category. Each PUD 
overlay land use category adopted shall 
address: density and intensity; permitted uses; 
access by car, pedestrians, bicycle, and 
transit; trip generation, trip distribution, and trip 
capture; environmental features; and, when 
necessary, buffering of adjacent uses. Planned 
Development zoning shall be required to 
implement a PUD land use category. 

Existing Zoning District: 
Urban 9Transect (U9) 

The U9 Transect is the second-most dense and 
intense of Gainesville’s Transect Zones. It consists 
of higher density mixed use buildings that 
accommodate retail, offices, and apartments. It 
has a tight network of streets, with wide sidewalks, 
steady street tree planting and buildings set close 
to the sidewalks. 

Proposed Zoning District: 
Planned Development (PD) 

The purpose of this district is to provide a 
particularized zoning district that recognizes 
unique conditions, allows design flexibility, and 
promotes planned diversification and 
integration of uses and structures, which other 
zoning districts cannot accommodate, while 
also retaining the City Commission’s authority 
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to establish such limitations and regulations as 
it deems necessary to protect the public 
health, safety, and general welfare. 

Existing Maximum Density/Intensity 
Density: 

Units by right: ±0.945 ac * 100 du/ac = ±94 du 
Bedrooms: 2.75 * 94 du = ±258 bedrooms 
 
Units with bonus: ±0.945 ac * 125 du/ac = ±118 du 
Bedrooms: 2.75 * 118 du = 324 bedrooms 
 

Intensity: 
±0.945 ac * 90% nonresidential building coverage= 
±37,047.78 square feet 

Proposed Maximum Density/Intensity 
Density: 

Total units1: 151 du 
Bedrooms: 506 bedrooms 
 

Intensity: 
±6,500 square feet 
 

 
1 10% of units provided will be offered at a workforce rate. 

Net Change 
Approval of this application will result in a potential net increase of ±33 dwelling units; a potential net 
increase of ±182 bedrooms; and a potential net decrease of ±30,547.78 square feet of nonresidential 
uses. 

Workforce Rate Housing Formula  

• Workforce rate housing—dwelling units made available at prices affordable by persons earning at 
least and including 80% of Gainesville’s Area Median Income (AMI) 

• Area Median Income (AMI)—Per United States Department of Housing and Urban Development 
(HUD), AMI used in an unqualified manner is synonymous with Median Family Income (MFI). 
When used with percentage, AMI refers to HUD income limits, calculated as percentages of 
median incomes and includes adjustments for families of different sizes1. 

• Per HUD, MFI for the Gainesville Metropolitan Statistical Area (MSA) for a family of four is 
$69,800.2 

• HUD defines households earning less than 80% AMI as “low-income households.”3 

Gainesville MSA 80% AMI and Rental Rates 

Gainesville 
MSA 
MFI: 
$69,8004 

Income Limit by Number of Persons in Household, 80% 
Category5 

Rent Limit/ Month 
Number of Bedrooms in Unit6 

1 2 0 1 2 
$39,120 $44,720 $978 $1,048 $1,258 

 
1 United States Department of Housing and Urban Development, FY 2018 Income Limits: Frequently Asked Questions. Accessed 06 March 2021 from 
https://www.huduser.gov/portal/datasets/il/il18/FAQs-18r.pdf  
2 United States Department of Housing and Urban Development, FY 2020 Median Family Income Documentation System, Gainesville MSA. Accessed 06 March 2021 from 
https://www.huduser.gov/portal/datasets/il/il2020/select_Geography.odn   
3 Marzo, A. Humanizing Data—Area Median Income (AMI) and Affordable Housing Policy. Retrieved 06 March 2021 from https://www.camoinassociates.com/humanizing-data-area-median-
income-ami-and-affordable-housing-policy#:~:text=Households%20less%20than%2080%25%20of,be%20extremely%20low%2Dincome%20households.  
4 US Census Bureau, FY 2020 Median Family Income. 
5 Florida Housing Finance Corporation, 2020 Income Limits and Rent Limits—Multifamily Rental Programs and CWHIP Homeownership Program. Accessed 06 March 2021 from 
https://www.floridahousing.org/docs/default-source/default-document-library/2020-florida-housing-rental-programs---mtsp-income-and-rent-limits-(eff-4-1-2020).pdf?sfvrsn=fa7dfc7b_0  
6 Florida Housing Finance Corporation, 2020 Income Limits and Rent Limits  

https://www.huduser.gov/portal/datasets/il/il18/FAQs-18r.pdf
https://www.huduser.gov/portal/datasets/il/il2020/select_Geography.odn
https://www.camoinassociates.com/humanizing-data-area-median-income-ami-and-affordable-housing-policy#:~:text=Households%20less%20than%2080%25%20of,be%20extremely%20low%2Dincome%20households
https://www.camoinassociates.com/humanizing-data-area-median-income-ami-and-affordable-housing-policy#:~:text=Households%20less%20than%2080%25%20of,be%20extremely%20low%2Dincome%20households
https://www.floridahousing.org/docs/default-source/default-document-library/2020-florida-housing-rental-programs---mtsp-income-and-rent-limits-(eff-4-1-2020).pdf?sfvrsn=fa7dfc7b_0
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2. STATEMENT OF PROPOSED CHANGE 

This Small-scale Comprehensive Plan Amendment (SsCPA) application requests to amend the Future 
Land Use Map (FLUM) designation on ±0.945 acres within the City of Gainesville (Alachua County Tax 
Parcels 13226-000-000, 13227-000-000, 13228-000-000, 13229-001-000, and 13229-002-000) from 
Urban Mixed Use High Intensity (UMUH) to Planned Use District (PUD).  The project site is located at the 
southwest corner of W. University Avenue and SW 12th Street, in Gainesville, FL.  Figure 1 is an aerial 
map showing the site’s location and adjacent uses. 

 

 

Figure 1: Aerial Map 

 
The request is submitted as a companion to a Rezoning Application to amend the site’s zoning district 
from Urban 9 (U9) to Planned Development (PD). The proposed PD is intended to provide workforce-rate 
housing in perpetuity. These FLU/Zoning amendments are required to increase the allowance for the 
number of floor levels, provide alternatives to existing design standards, and increase the units-to- 
bedrooms ratio. 
 
Table 1 and Figures 2 and 4 show the current FLU and Zoning designations adjacent to the project site. 
 
Table 1: Surrounding Future Land Use and Zoning Designations 

Direction Future Land Use Designation Zoning Designation 

North W University Avenue ROW / UMUH W University Avenue ROW / PD / U9 

East SW 12th Street ROW / UMUH SW 12th Street ROW / U9 

South Alley ROW / UMUH Alley ROW / PD / U9 

West UMUH U9 
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Figure 2:  Existing Future Land Use Map 
 

 

Figure 3:  Proposed Future Land Use Map 
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Figure 4:  Existing Zoning Map 
 

 

Figure 5:  Proposed Zoning Map 
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3. IMPACT ANALYSIS 

IMPACT ON RESIDENTIAL STREETS 
 
The site is located in the W. University Avenue/SW 12th Street intersection’s southwest quadrant. It is 
bounded by W. University Avenue, also referred to as State Road 26, to the north; SW 12th Street, a local 
road, to the east; Alligator Alley to the south; and U9-zoned land to the west. The intended 
development—a multistory, mixed use building with structured parking—will be accessed from the alley 
to the south. This use may result in a de minimis impact on nearby streets when compared to the site’s 
current usage, a restaurant and several retail establishments.  
 
Given the project site’s urban context and proximity to the University of Florida main campus, heavy car 
usage by residents is not anticipated. The walkability of the area allows easy use of alternative 
transportation modes, such as walking, bicycling, and scooters, and puts residents in close proximity to 
many of their daily needs and wants. The site is well served by Gainesville’s Regional Transit System 
(RTS) bus network, connecting residents to many other parts of the City without needing a private 
automobile.  
 
IMPACT ON NOISE AND LIGHTING 
 
The City Land Development Code (LDC) has specific criteria for ensuring adjacent properties are not 
negatively impacted by onsite noise, odor, and light. The proposed development has structured parking 
and a refuse area internal to the building that further prevents any noise, glare, or odor effects on 
surrounding properties.  
 
Lighting of the proposed development shall adhere to the applicable standards in LDC §30-6.12 to 
prevent light trespass, light glare, and light pollution. A photometric plan demonstrating this will be 
submitted with development plans following application approvals. Additionally, the proposed 
development is located in a highly urbanized area, surrounded by similar multifamily developments and 
commercial properties located throughout the area.  
 
ENVIRONMENTAL FEATURES 
 
As shown in Figure 6, the site does not possess any significant environmental features and is not 
located in any environmentally protected areas. The site is currently developed, with little impervious 
surface area remaining.  
 
The site is flat, with elevation ranging from ±165 feet to ±167 feet. There are currently no Stormwater 
Management Facility (SMF) areas onsite. With the site’s redevelopment, SMF will address water quantity 
and quality conditions as appropriate, consistent with City of Gainesville and Water Management District 
requirements. SMF will be provided in underground vaults. If available, credits in the appropriate City of 
Gainesville stormwater credit basin facility may be purchased to address water quantity attenuation. This 
issue will be addressed at the development review phase. 
 
According to the National Resources Conservation Service (NRCS), the onsite soil is Urban Land, as 
shown in Figure 7.  This soil type is suitable for the intended building and associated uses. 
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Figure 6:  Topography, Wetlands, and FEMA Floodplain Map 
 

 

Figure 7:  Natural Resources Conservation Service (NRCS) Soils Map 
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HISTORIC AND ARCHEOLOGICAL RESOURCES 
 
The site is not located within a historic district and does not possess documented historical sites or 
structures. If any items of historical or archeological significance are discovered within the project site 
during permit approval or development, it will be reported to the appropriate governmental body for 
further analysis.  
 
COMMUNITY CONTRIBUTIONS 
 
The proposed mixed-use building, made possible by this SsCPA and its companion rezoning, will enable 
the highest and best use of an underutilized plot of land in urbanized Gainesville by providing pedestrian-
scale urban realm enhancements, appropriately-scaled commercial uses, and residential uses; 
increasing the area’s housing supply and diversity, both by type of units available and by price-point 
offered; empowering more residents to utilize alternative forms of transportation; and providing well-
located workforce rate housing in perpetuity, giving more of Gainesville’s community access to 
opportunity at the City’s core. As Gainesville strives to be a leader in our nation’s drive for greater 
inclusion and equity, approval of this rezoning will help demonstrate Gainesville’s commitment.   
 
POTENTIAL LONG-TERM ECONOMIC BENEFITS 
 
Redevelopment of this site will make it possible for the site’s highest and best use to be realized, with 
both commercial and residential uses. This redevelopment will create job opportunities and will put more 
shoppers closer to the many businesses near the project site, as well as those that will be within the 
project site. Redevelopment of the site also will signal reinvestment in the core urban area, 
demonstrating the value of an urban lifestyle and encouraging more members of the workforce to locate 
in Gainesville. More residents, in turn, can increase tax revenues for the City.  
 
A significant long-term economic benefit of this project will be the guarantee of workforce-rate housing in 
perpetuity in the heart of urbanized Gainesville. Gainesville, like many cities in the United States, faces a 
constant and diverse demand for housing. A major portion of this demand is for workforce-rate housing 
for the City’s essential service personnel—including but not limited to nurses, teachers, police officers, 
and persons working in the service industries. According to the Florida Agency for Workforce Innovation 
Labor Market Statistics (2005), much of Florida is employed in low-paying service sector industries, and 
many of these employees earn less than the median wage. As housing costs rise across the state, many 
of these workers find themselves having to live further from their jobs in order to afford housing. These 
increased distances result in longer commutes, added pressure on transportation infrastructure, 
increased congestion, and increased pollution from car usage. Some workers are compelled to leave the 
state entirely, which affects the ability of businesses to recruit and retain workers1.  
 
“Workforce housing” is used broadly by policymakers and housing advocates to refer to housing that is 
affordable to lower income families and essential workforce personnel. This project uses the term to refer 
to dwelling units available at prices affordable by persons and households earning at or above 80% of 
the Gainesville Metropolitan Statistical Area (MSA) Area Median Income (AMI). When used in an 
unqualified, general manner, AMI is synonymous with Median Family Income (MFI). When qualified with 
percentage, as is the case in this report, AMI refers to the income limits established by the United States 
Department of Housing and Urban Development (HUD), calculated as percentages of median incomes 
and adjusted for household size2. HUD defines households earning less than 80% AMI as “low-income 

 
1 Urban Land Institute Terwilliger Center for Workforce Housing (July 2009). Community Workforce Housing Innovation Pilot (CWHIP) Program: 
A Model for Replication. 
2 United States Department of Housing and Urban Development, FY 2018 Income Limits: Frequently Asked Questions. Accessed 06 March 
2021 from https://www.huduser.gov/portal/datasets/il/il18/FAQs-18r.pdf 

https://www.huduser.gov/portal/datasets/il/il18/FAQs-18r.pdf
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households.”1 “Affordable” in this instance means that no more than 30% of household income is spent 
on housing each month. Beyond that amount, a household is considered “burdened.”2 This unofficial 
“30% rule” is widely used in housing policy and discussion, and in 1981 was first established as a 
threshold in an amendment to the 1965 Housing and Urban Development Act related to the provision of 
rent supplements by the federal government3. These incomes, and the resultant rental limits, for the 
Gainesville MSA are detailed in Table 2.  
 
Table 2: 80% AMI Income Limit and Rent Limit for Gainesville Metropolitan Statistical Area 

Gainesville 
MSA 
MFI*: 
$69,8004 

Income Limit by Number of Persons in Household, 80% 
Category5 

Rent Limit/ Month 
Number of Bedrooms in Unit6 

1 2 0 1 2 

$39,120 $44,720 $978 $1,048 $1,258 

*Median Family Income (MFI) reference is for a family of four. 

 
The conditions of this PUD & PD, when adopted by the City Commission, will guarantee that 10% of 
dwelling units onsite are reserved for persons and households earning at the 80% AMI in perpetuity. By 
guaranteeing workforce-rate housing in the heart of Gainesville for years to come, this PD has the 
potential to help retain and attract the essential workers that make up the backbone of Florida’s 
economy, thus bolstering the vitality and longevity of Gainesville’s economy for the future. It will also 
reduce strain on the transportation system and public utilities, compared to the strain caused by 
residents moving further from the City center.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
1 Marzo, A. Humanizing Data—Area Median Income (AMI) and Affordable Housing Policy. Retrieved 06 March 2021 from 
https://www.camoinassociates.com/humanizing-data-area-median-income-ami-and-affordable-housing-
policy#:~:text=Households%20less%20than%2080%25%20of,be%20extremely%20low%2Dincome%20households  
2 Schwartz, M., Wilson, E. Who Can Afford to Live in a Home? A Look at Data from the 2006 American Community Survey. US Census Bureau. 
Accessed 06 March 2021. 
3 S. 1022.—Housing and Community Development Amendments of 1981. Accessed 06 March 2021 from https://www.congress.gov/bill/97th-
congress/senate-bill/1022   
4 United States Department of Housing and Urban Development, FY 2020 Median Family Income Documentation System, Gainesville MSA. 
Accessed 06 March 2021 from https://www.huduser.gov/portal/datasets/il/il2020/select_Geography.odn  
5 Florida Housing Finance Corporation, 2020 Income Limits and Rent Limits—Multifamily Rental Programs and CWHIP Homeownership 
Program. Accessed 06 March 2021 from https://www.floridahousing.org/docs/default-source/default-document-library/2020-florida-housing-
rental-programs---mtsp-income-and-rent-limits-(eff-4-1-2020).pdf?sfvrsn=fa7dfc7b_0 
6 Florida Housing Finance Corporation, 2020 Income Limits and Rent Limits 

https://www.camoinassociates.com/humanizing-data-area-median-income-ami-and-affordable-housing-policy#:~:text=Households%20less%20than%2080%25%20of,be%20extremely%20low%2Dincome%20households
https://www.camoinassociates.com/humanizing-data-area-median-income-ami-and-affordable-housing-policy#:~:text=Households%20less%20than%2080%25%20of,be%20extremely%20low%2Dincome%20households
https://www.huduser.gov/portal/datasets/il/il2020/select_Geography.odn
https://www.floridahousing.org/docs/default-source/default-document-library/2020-florida-housing-rental-programs---mtsp-income-and-rent-limits-(eff-4-1-2020).pdf?sfvrsn=fa7dfc7b_0
https://www.floridahousing.org/docs/default-source/default-document-library/2020-florida-housing-rental-programs---mtsp-income-and-rent-limits-(eff-4-1-2020).pdf?sfvrsn=fa7dfc7b_0
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LEVEL OF SERVICE (LOS) 
 
This application is being submitted concurrently with a rezoning application that requests the Planned 
Development zoning designation for the subject property. Approval of these applications will change the 
development’s maximum intensity permitted onsite. The calculations for determining both the existing 
and proposed maximum permitted development potential are summarized in Table 2.  
 
Table 3: Existing and Proposed Maximum Permitted Development Potential 

Existing FLU / Zoning Proposed FLU / Zoning 

UMUH / U9 (±0.945 ac) PUD / PD (±0.945 ac) 

Existing Maximum Permitted Density Proposed Maximum Permitted Density 

By right: ±0.945 ac * 100 du/ac = 94 du 
151 du 

With bonus: ±0.945 ac * 125 du/ac = 118 du 

Existing Maximum Permitted Intensity Proposed Maximum Permitted Intensity 

±0.945 ac * 90% building coverage = ±37,047.78 
square feet 

±6,500 square feet 

Net Change 

• Net increase of ±33 dwelling units; 

• Net increase of ±182 bedrooms; and 

• Net decrease of ±30,547.78 square feet of nonresidential uses. 
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Roadways / Transportation 
Table 4a: Projected Trip Generation 

Land Use 
ITE 
LU 

Code 

Variable 
Beds, 
KSF 

Daily AM Peak  PM Peak  

Total Total In Out Total In Out 

Off-Campus Student Apartment 225 506 1,587 56 23 33 124 62 62 

Non-Vehicular Multi-Modal Reduction1 508 23 9 14 29 14 15 

Shopping Center2 820 5.500 837 5 3 2 64 31 33 

Shopping Center Pass-by 34%3 285 2 1 1 22 11 11 

Coffee/Donut Shop without Drive-
Through Window4 

936 1.000 806 101 52 49 36 18 18 

Shopping Center Pass-by 89%5 717 90 46 44 32 16 16 

Net New Trips (without multi-modal reduction used for 
analysis) 

2,228 70 31 39 170 84 86 

Net New Trips (with multi-modal reduction) 1,720 47 22 25 141 70 71 

1. Estimated Non-Vehicular Multi-Modal Trips are based on a Multimodal study prepared for the City of Gainesville (updated 
July 2013) based on The Estates Apartments. The Estates provides the closest comparison to the SW 4th Avenue 
Apartments based on its location and proximity to UF. Multi-modal rates are provided during the AM peak (41%) and PM 
peak (23%) but are not provided for the daily total. The Daily Non-Vehicular Multi-Modal Trips were estimated as the 
average (32%) of the AM and PM. 

2. The fitted curve equation was used in all cases, when available, except during the AM peak of the Shopping Center, where 
the average rate was used. Under this scenario the point cluster is closer to the average rate line for the size of 
development being proposed. 

3.  The ITE Trip Generation Manual does not provide pass-by rates for AM and weekday, therefore, the PM pass-by rate of 
34% is used for all scenarios. 

4.  Coffee/Donut Shop without Drive-Through Window does not provide a daily total. Daily total was calculated using a 
comparison ratio looking at AM and PM peak between Coffee/Donut Shop without a Drive-Through Window and with a 
Drive-Through Window.  

5. The ITE Trip Generation Manual does not provide pass-by rates for Coffee/Donut Shop without Drive-Through Window so 
pass-by rates for Coffee/Donut Shop with Drive-Through Window and No Indoor Seating was used. Pass-by rates are not 
provided for AM and PM, therefore, the weekday pass-by rate of 89% is used for all scenarios.    

 

Table 4b: Existing Trip Generation 

Land Use 
ITE 
LU 

Code 

Variable 
Beds, 
KSF 

Daily AM Peak  PM Peak  

Total Total In Out Total In Out 

Off-Campus Student Apartment 225 324 1,036 38 16 22 81 41 40 

Shopping Center 820 36.048 3,004 170 105 65 255 122 133 

Shopping Center Pass-by 34%1 1,021 58 36 22 87 41 46 

Coffee/Donut Shop without Drive-
Through Window2 

936 1.000 806 101 52 49 36 18 18 

Shopping Center Pass-by 89%3 717 90 46 44 32 16 16 

Net New Trips 3,108 161 91 70 253 124 129 
1. The ITE Trip Generation Manual does not provide pass-by rates for AM and weekday, therefore, the PM pass-by rate of 

34% is used for all scenarios.    
2. Coffee/Donut Shop without Drive-Through Window does not provide a daily total. Daily total was calculated using a 

comparison ratio looking at AM and PM peak between Coffee/Donut Shop without a Drive-Through Window and with a 
Drive-Through Window. 

3. The ITE Trip Generation Manual does not provide pass-by rates for Coffee/Donut Shop without Drive-Through Window so 
pass-by rates for Coffee/Donut Shop with Drive-Through Window and No Indoor Seating was used. Pass-by rates are not 
provided for AM and PM, therefore, the weekday pass-by rate of 89% is used for all scenarios. 

 
Conclusion: As shown above, the proposed PUD FLU and PD Zoning District is anticipated to generate 
1,388 fewer potential daily trips (3,108 net new total daily trips – 1,720 net new total daily trips) than 
the UMUH FLU’s and U9 Zoning District’s max development potential. Approval of these applications will 
not result in adjacent roadways operating below City of Gainesville adopted Level of Service (LOS). 
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The site is located within the City’s Transportation Mobility Program Area (TMPA) Zone A. Development 
within TMPA Zone A is required to provide any transportation modifications that are site-related and 
required for operational or safety reasons, as well as transportation mobility requirements listed in City 
Comprehensive Plan Transportation Mobility Element, Policy 10.1.4., items a.—e.  
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Potable Water 
Based on the Gainesville Regional Utilities (GRU) potable water infrastructure map (Figure 9), the site 
currently connects to a 6” Cast Iron Pipe (CIP) water main within the University Avenue right-of-way.  
 

 
 

Figure 9. GRU Potable Water Infrastructure Map 
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Table 5: Projected Potable Water Demand 

Land Use Units1 Generation Rate2,3,4 Estimated Demand  
(GPD) 

Proposed (Max Potential) 

Residential 151 200 gallons / du / day  71,090.8 

Coffee Shop 1,000 40 gallons / seat / day  1,600 

Retail 5,500 
0.1 gallons / square foot of floor 

space 
550 

Subtotal - - 73,240.8 

Existing (Max Potential) 

Residential 118 200 gallons / du / day 55,554.4 

Coffee Shop 1,000 40 gallons / seat / day 1,600 

Retail 36,047.78 
0.1 gallons / square foot of floor 

space 
3,604.8 

Subtotal: - - 60,759.2 

Net Demand - - 12,481.6 
1. Units are calculated as follows: 

a. Residential units are based on number of units permitted by Gainesville Land Development Code and PD 
Ordinance. 

b. Nonresidential units are based on maximum square feet permitted by Gainesville Land Development Code 
and PD Ordinance.  

2. Generation rates per Ch. 64E-6.008, F.A.C. and City of Gainesville Comprehensive Plan Potable Water and 
Wastewater Data and Analysis Report.  

3. Residential number of units and gpd estimated to be 2.354 person per unit, per City of Gainesville Comprehensive 
Plan, Potable Water and Wastewater Data and Analysis Report 

4. Coffee shop – number of seats estimated by determining 60% of square footage devoted to dining space and 
estimating 15 square feet/ seat.  

 
Conclusion: Approval of this request may result in a net increase of 12,481.6 gallons per day, based 
on the site’s max development potential. The projected potable water demand will not negatively impact 
the City’s adopted LOS.  
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Sanitary Sewer 
 
As shown on the GRU sanitary sewer infrastructure map (Figure 10), the site is served by multiple active 
GRU service laterals that connect to active GRU gravity mains in the University Avenue and 12th Street 
rights-of-way.   
 

 
 

Figure 10. GRU Sanitary Sewer Infrastructure Map 
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Table 6: Projected Sanitary Sewer Demand 

Land Use Units1 Generation Rate2,3,4 Estimated Demand (GPD) 

Proposed (Max Potential) 

Residential 151 113 gallons / du / day 40,166.3 

Coffee Shop 1,000 40 gallons / seat / day 1,600 

Shopping 5,500 
0.1 gallons / square foot of floor 

space 
550 

Subtotal - - 42,316.3 

Existing (Max Potential) 

Residential 118 113 gallons / du / day 31,388.2 

Coffee Shop 1,000 40 gallons / seat / day 1,600 

Shopping 36,047.78 
0.1 gallons / square foot of floor 

space 
3,604.8 

Subtotal: - - 36,593 

Net Demand - - 5,723.3 
1. Units are calculated as follows: 

a. Residential units are based on number of units permitted by Gainesville Land Development Code and PD 
Ordinance. 

b. Nonresidential units are based on maximum square feet permitted by Gainesville Land Development Code 
and PD Ordinance.  

2. Generation rate per Ch. 64E-6.008, F.A.C. and City of Gainesville Comprehensive Plan Potable Water and Wastewater 
Data and Analysis Report.  

3. Residential – number of units and gpd estimated to be 2.354 person per unit, per City of Gainesville Comprehensive 
Plan, Potable Water and Wastewater Element Data and Analysis Report 

4. Coffee shop – number of seats estimated by determining 60% of square footage devoted to dining space and 
estimating 15 square feet/ seat.  

 
Conclusion: Approval of this request may result in a net increase of 5,723.3 gallons per day, based on 
the site’s max development potential. The projected potable water demand will not negatively impact the 
City’s adopted LOS. 
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Solid Waste 

Table 7: Projected Solid Waste Demand and Capacity 

Land Use Maximum Units1 
Solid Waste Generated2 

(Tons Per Year) 

Proposed (Max. Potential) 

Residential 151 286.6 

Nonresidential 6,500 14.24 

Subtotal - 300.84 

Existing (Max. Potential) 

Residential 118 223.96 

Nonresidential 37,047.78 81.13 

Subtotal - 305.09 

Net Demand - -4.25 

Leveda Brown Environmental Park and Transfer Station Capacity2 20 years 
1. Units are calculated as follows: 

a. Residential units are based on number of units permitted by Gainesville Land Development Code and PD 
Ordinance. 

b. Nonresidential units are based on maximum square feet permitted by Gainesville Land Development Code 
and PD Ordinance.  

2. Formulas per Sincero and Sincero: Environmental Engineering: A Design Approach, Prentice Hall, NJ, 1996 
a. Residential: # of dwelling units * 2.6 persons per dwelling unit * 0.73 per capita 
b. Nonresidential: (((12 lbs. / 1,000 sq. ft. / day * square footage) * 365) / 2,000)) 

3. Source: Alachua County Comprehensive Plan, Solid Waste Element, Objective 1.4 

 
Conclusion: As calculated in Table 6, solid waste facility capacity exists to adequately serve the 
proposed uses. The applications’ approval would not negatively impact the adopted LOS. The Leveda 
Brown Environmental Park and Transfer Station has the capacity to process various components of the 
solid waste stream for the next 20 years. This facility has adequate capacity to meet the proposed 
change’s demand. 
 
Education Facilities 

Table 8: Potential Student Generation 

Land Use 

(ITE) 
Units 

Elementary Middle High 

Rate1 Total Rate1 Total Rate1 Total 
Proposed (Max. Potential) 

Multi-Family 
Residential 

151 0.09 14 0.03 5 0.03 5 

Existing (Max. Potential) 

Multi-Family 
Residential 

118 0.09 11 0.03 4 0.03 4 

Net Change 24 - 3 - 1 - 1 
1. Source: Alachua County Public Schools Five Year District Facilities Plan 

 
Conclusion: Approval of this request may result in a potential net increase of 3 elementary-school 
age children; 1 middle-school age child; and 1 high-school age child compared to what is currently 
possible onsite. The project site is in the school zones of Parker Elementary School; Kanapaha Middle 
School; and Gainesville High School, per available Alachua County Growth Management resources.   
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Recreation Facilities 
Table 9: LOS Standards for Parks 

Park1,2 Adopted LOS Standard1 Existing LOS1 

Local Nature/Conservation 6.00 ac. 15.71 ac. 

Community Park 2.00 ac. 2.13 ac. 

Neighborhood Park .80 ac. 1.33 ac. 

Total Acres per 1000 8.80 ac. 19.73 ac. 
1. Source: City of Gainesville Comprehensive Plan, Recreation Element, Table 1, based on 2011 City population estimate and available 

facilities.  
2. Park standards are in acres per 1,000 people. 

 
Conclusion: Approval of this application will increase the theoretical impact to the City’s recreational 
facilities but will not cause them to operate below the adopted LOS. As Table 7 indicates, the City’s 
Existing LOS for parks exceed the Adopted LOS. This means the City currently has more recreation 
facilities than the minimum required to serve the existing population. Additionally, the mixed-use 
development includes amenities, such as a pool and other recreation areas onsite for residents. 
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4. CONSISTENCY WITH CITY OF GAINESVILLE COMPREHENSIVE PLAN 

This section identifies specific City of Gainesville Comprehensive Plan Goals, Objectives, and Policies 
and explains how this application is consistent with each. Text from the City of Gainesville is provided in 
normal font while consistency statements are provided in bold font.  

The proposed PUD Future Land Use and companion proposed PD Zoning District are consistent with the 
following Comprehensive Plan goals, objectives, and policies: 

FUTURE LAND USE ELEMENT 

GOAL 1 IMPROVE THE QUALITY OF LIFE AND ACHIEVE A SUPERIOR, SUSTAINABLE 
DEVELOPMENT PATTERN IN THE CITY BY CREATING AND MAINTAINING CHOICES 
IN HOUSING, OFFICES, RETAIL, AND WORKPLACES, AND ENSURING THAT A 
PERCENTAGE OF LAND USES ARE MIXED, AND WITHIN WALKING DISTANCE OF 
IMPORTANT DESTINATIONS. 

 
The proposed redevelopment, made possible by this SsCPA and its companion rezoning, will 
improve the quality of life in Gainesville by providing new market rate and workforce rate housing 
choices within walking distance of multiple important destinations within the City’s urban core, 
such as groceries, restaurants, essential goods, cultural organizations, and education.  
Furthermore, this project ensures and increases mixed use development within the City’s core, 
creating choice in office, retail, and workspaces, and positioning residents within walking 
distance of important nonresidential destinations. Finally, the proposed development will help 
the City achieve this goal sustainably, by providing infill redevelopment in the urbanized area of 
Gainesville that utilizes existing infrastructure, rather than requiring the extension of 
infrastructure.  
 
Policy 1.1.1 To the extent possible, all planning shall be in the form of complete and integrated 

communities containing housing, shops, workplaces, schools, parks and civic facilities 
essential to the daily life of the residents. 

 
The proposed redevelopment will contribute to creating a complete and integrated community 
within the University Heights community by providing a diversity of housing, retail, and service 
opportunities.  
 
Policy 1.1.2 To the extent possible, neighborhoods should be sized so that housing, jobs, daily needs 

and other activities are within easy walking distance of each other. 
 
The project site is located in Gainesville’s urbanized core, in easy walking distance of many daily 
needs, including groceries, restaurants, essential goods, cultural organizations, and education. 
The redevelopment will provide more opportunity for housing, jobs, daily needs, and other 
activities to be within easy walking distance of its neighbors. 
 
Objective 1.2 Protect and promote viable transportation choices (including transit, walking and bicycling, 

and calmed car traffic).  
 
The project site is located within walking and bicycling distance of many of the daily needs of 
residents. The project site is also located in an area hospitable to these active transportation 
modes. This area will be made more hospitable to pedestrians by redevelopment, with enhanced 
pedestrian facilities implemented along site frontages. Furthermore, the site is located on 
multiple bus routes, making accessing transit simple for residents. The ease of access will 
promote these alternative transportation choices, as well as potentially reduce car traffic and the 
vehicle miles traveled of residents and neighbors. 
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Policy 1.2.3 The City should encourage mixed-use development, where appropriate. 
 
The proposed development includes a mix of uses with both market rate and workforce rate 
housing located above non-residential uses. The site is in the appropriate and ideal location for 
the proposed mixed-use development, as it is in the urban core of the City. 
 
Policy 1.4.3  Mixed-use developments should emphasize transit design and compatible scale, 

especially when facing each other on a street. 
 
The proposed development will emphasize and encourage transit use by its proximity to 
numerous bus routes. The development will be compatible in scale to its multi-story, mixed-use 
neighbors along University Avenue and 13th Street by reflecting similar building massing and 
street frontage design. The project site is directly west of the Hub on Campus development 
across SW 12th Street, near The Standard, and near Gator Walk Apartments at 908 W University 
Avenue, all multi-story mixed-use developments. The proposed redevelopment also will be 
compatible with its smaller-scale neighbors to the south. The building’s southern façade will 
feature definitive smaller-scale terraces and decks, which reduce the building scale and reflect 
elements of other housing forms in the area architecturally and aesthetically. 
 
Objective 1.5 Discourage the proliferation of urban sprawl. 
 
The proposed infill redevelopment aims to achieve the highest and best use of a compact piece 
of land in urbanized Gainesville. This redevelopment offers an alternative to the conversion of 
greenfield property, and utilizes infrastructure already in place, rather than requiring costly 
extensions of infrastructure systems. By placing housing, retail, and services together in one 
mixed use building in urbanized Gainesville, this project demonstrates the possibilities of urban 
infill redevelopment, thus discouraging the proliferation of urban sprawl. Additional details are 
provided in Section 5 of this report. 
 
GOAL 2  Redevelop areas within the city, as needed, in a manner that promotes quality of life, 

transportation choice, a healthy economy, and discourages sprawl. 
 
Currently, the project site is not utilized to its fullest potential. The proposed infill redevelopment, 
made possible by this SsCPA and companion rezoning, will include a mix of new residential and 
nonresidential uses within the City. This will promote increased quality of life by providing more 
housing and retail options within walking distance of UF and area businesses, locating housing 
closer to job opportunities, discouraging sprawl, and enhancing multimodal transportation 
options.    
 
Policy 4.1.1  Land Use Categories on the Future Land Use Map shall be defined as follows: 
 

Planned Use District (PUD):  
This land use category is an overlay land use category that may be applied on any 
specific property in the City. The land use regulations pertaining to this overlay district 
shall be adopted by ordinance in conjunction with an amendment to the Future Land Use 
Map of this Comprehensive Plan. The category is created to allow the consideration of 
unique, innovative or narrowly construed land use proposals that because of the 
specificity of the land use regulations can be found to be compatible with the character of 
the surrounding land uses and environmental conditions of the subject land. This category 
allows a mix of residential and nonresidential uses and/or unique design features which 
might otherwise not be allowed in the underlying land use category. Each PUD overlay 
land use category adopted shall address: density and intensity; permitted uses; access by 
car, pedestrians, bicycle, and transit; trip generation, trip distribution, and trip capture; 
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environmental features; and, when necessary, buffering of adjacent uses. Planned 
Development zoning shall be required to implement a PUD land use category. 
 

The land use change to PUD will make possible a unique and innovative land use, mixing 
residential types and nonresidential uses. This PUD will allow greater density and a practicable 
integration of land uses. The PUD overlay land use category will address density and intensity; 
permitted uses; access by car, pedestrians, bicycle, and transit; trip generation, trip distribution, 
and trip capture; and environmental features as necessary, and will ensure compatibility with the 
character of the surrounding area.  
 
Policy 4.1.3 The City will review proposed changes to the Future Land Use Map by considering factors 

such as, but not limited to, the following:  
  

1. Consistency with the Comprehensive Plan; 
 
The proposed SsCPA is consistent with the Comprehensive Plan, as illustrated in this section. 
 

2. Compatibility and surrounding land uses; 
 
The redevelopment proposed is compatible with the surrounding area and surrounding land 
uses. There are multiple other multi-story mixed use buildings close to the project site, including 
the Hub on Campus immediately east. The surrounding land uses offer a mix of residential and 
nonresidential uses. 
 

3. Environmental impacts and constraints; 
 
The project site has no significant environmental features such as floodplains, wetlands, or 
protected habitats. The ultimate redevelopment has the potential for environmental benefits due 
to the reduced vehicle miles traveled by residents and neighbors, and the efficient and 
sustainable reuse of urbanized land rather than the use of greenfield land outside the city center.  
 

4. Support for urban infill and/or redevelopment; 
 
The proposed SsCPA supports urban infill redevelopment by facilitating a dense, intense, mixed-
use structure in the heart of urbanized Gainesville. The resultant redevelopment will fill in a piece 
of land in urbanized Gainesville in a way that demonstrates its full potential.  
 

5. Impacts on affordable housing; 
 
The proposed SsCPA requests an increase in density, which will, in turn, enable sufficient market 
rate housing to offset the cost of providing workforce rate housing to residents at 80% AMI, all 
within one structure. Workforce rate units will share the same interior finishes and onsite 
amenities as market rate units.  
 

6. Impacts on the transportation system; 
 
As demonstrated in Section 3 of this report, the site is expected to have a minimal impact on the 
area’s existing transportation system compared to the site’s existing maximum development 
potential. Sufficient roadway capacity exists to facilitate the intended non-residential 
development. The site’s redevelopment will encourage walking, bicycling, and transit use, as site 
is located in the urban core, adjacent to nonresidential uses that serve daily needs and public 
transportation systems. 
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7. An analysis of the availability of facilities and services; 
 
As demonstrated in Section 3 of this report, the site is expected to minimally increase demand on 
the City’s potable water and sanitary sewer infrastructure relative to what is currently possible on 
the site with current FLU and zoning. This increase will be within the capacity of the 
infrastructure. Section 3 also demonstrates that potential demand on solid waste infrastructure 
can be accommodated by the City’s solid waste infrastructure.  
 
The site utilizes existing public facilities and services supplied by Gainesville Regional Utilities 
(GRU) and the City of Gainesville Public Works Department. Any infill/redevelopment on the site 
will retain the use of this infrastructure and these services.  
 

8. Need for the additional acreage in the proposed future land use category; 
 
This application seeks to increase the site’s development potential through an increase in 
density compared to the current U9 zoning district; an increase in the bedroom limit compared to 
the University of Florida Context Area; and an increase in the number of floors permitted in the 
U9 zoning district standards. These changes, possible only with the proposed PUD FLU, are 
necessary to enable innovative redevelopment and provide workforce rate housing in the area. 
 

9.  Discouragement of urban sprawl as defined in Section 163.3164, F.S., and consistent 
with the requirements of Subsection 163.3177(6)(a)9., F.S.; 

 
As detailed in Section 5 of this justification report, the intended non-residential infill 
redevelopment does not constitute urban sprawl as defined in Section 163.3164, F.S. and is 
consistent with the standards found within Subsection 163.3177(6)(a)9., F.S.  
 

10. Need for job creation, capital investment, and economic development to strengthen 
and diversify the City’s economy; and 

 
The proposed redevelopment will create both temporary construction jobs and permanent jobs in 
the retail spaces provided; invest capital into the area, simultaneously signaling reinvestment; 
and contribute to the strength and diversity of the City’s economy by increasing the supply of job 
opportunities and enabling more of Gainesville’s essential workers to live in close proximity to 
said job opportunities.  
 

11. Need to modify land use categories and development patterns within antiquated 
subdivisions as defined in Section 163.3164, F.S. 
 

The project site is not located within an antiquated subdivision as defined in Section 163.3164, 
F.S. The request is required to provide workforce rate housing, which is a critical need within the 
City’s urban core. 
 
HOUSING ELEMENT 

OVERALL GOAL: ENCOURAGE A SUFFICIENT SUPPLY OF ADEQUATE, DECENT, SAFE, 
SANITARY, HEALTHY AND AFFORDABLE RENTAL AND OWNER-OCCUPIED HOUSING FOR ALL 
INCOME GROUPS. 
 
The proposed redevelopment, made possible by this application, will increase the supply of 
adequate, decent, safe, sanitary, healthy, and affordable rental housing for a broad range of 
income groups. This supply will be provided in the center of urbanized Gainesville, providing 
residents with easy access to many of their daily needs.  
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Objective 1.2  Provide a variety of housing types and densities for moderate-income, low-income, very 
low-income, and extremely low-income people. 

 
The proposed redevelopment will provide a variety of housing rates within one mixed use 
building—both market rate housing and workforce rate housing for persons earning up to 80% 
AMI. Residents will live as neighbors, interwoven within the same building, with equal access to 
residential amenities.  
 
Policy 1.2.5  The City shall support the dispersal of low-income, very low-income and extremely low-

income housing units throughout the City by providing housing densities throughout the 
City that will allow low-Income, very low-income and extremely low-income housing to be 
provided by the private sector. The City shall use Community Development Block Grant 
Funds and Section 8 Programs, the Home Investment Partnerships Grant (HOME) and 
State Housing Initiative Program (S.H.I.P.), as well as not-for-profit organizations in the 
State, to support the dispersal of affordable housing units throughout the City. 

 
HUD defines households earning up to 80% AMI as “low-income households.” The proposed 
redevelopment places workforce rate housing, targeted at individuals and households in the 80% 
AMI category, in the core of the City. This area of the City currently has few opportunities for 
workforce rate housing, and this project will assist in the dispersal of such “low-income” housing 
throughout the City. 
 
Objective 1.5  The City shall collaborate with architects, designers and other housing professionals 

(providers) to encourage the innovative design of affordable housing. 
 
The proposed redevelopment is an innovative design approach for affordable housing, 
integrating workforce rate housing and market rate housing in one building and providing equal 
access to amenities. These innovations are in line with best practices for workforce rate housing, 
as detailed by the Urban Land Institute in their 2009 report, “Community Workforce Housing 
Innovation Pilot (CWHIP) Program: A Model for Replication.” These methods include: building 
housing near employment centers; creating transit-oriented development; allowing a mix of land 
uses; increasing density; reserving infrastructure capacity; and allowing flexibility in design 
standards. 
 
Policy 1.5.1  The City shall seek innovative ways to encourage affordable housing, which could include 

use of Alternative building materials, reduced lot size requirements, design competitions 
for affordable housing, and a design advisory committee to advise housing providers on 
the development of affordable housing designs. 

 
The proposed redevelopment presents an innovative way to encourage affordable housing, by 
offsetting the cost through increased overall onsite density and allowing minor variation from the 
design and built form standards of straight zoning.  

 
TRANSPORTATION MOBILITY ELEMENT  

OVERALL GOAL 
ESTABLISH A TRANSPORTATION SYSTEM THAT ENHANCES COMPACT DEVELOPMENT, 
REDEVELOPMENT, AND QUALITY OF LIFE, THAT IS SENSITIVE TO CULTURAL AND 
ENVIRONMENTAL AMENITIES, AND THAT IMPLEMENTS THE VISION OF THE “YEAR 2035 LONG 
RANGE TRANSPORTATION PLAN” WITHIN THE CITY OF GAINESVILLE. THE TRANSPORTATION 
SYSTEM SHALL BE DESIGNED TO MEET THE NEEDS OF PEDESTRIANS, BICYCLISTS, TRANSIT, 
AND AUTO USERS. SAFETY AND EFFICIENCY SHALL BE ENHANCED BY LIMITATIONS AND 
CARE IN THE LOCATIONS OF DRIVEWAYS, PROVISION OF SIDEWALK CONNECTIONS WITHIN 
DEVELOPMENTS, AND AN OVERALL EFFORT TO ENHANCE AND ENCOURAGE PEDESTRIAN 
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MOBILITY THROUGHOUT THE COMMUNITY BY IMPROVEMENT AND PROVISION OF SAFE 
CROSSINGS, COMPLETE SIDEWALK AND TRAIL SYSTEMS, AND SIDEWALKS OF ADEQUATE 
WIDTHS. BASIC TRANSPORTATION SHOULD BE PROVIDED FOR 
TRANSPORTATIONDISADVANTAGED RESIDENTS TO EMPLOYMENT, EDUCATIONAL FACILITIES, 
AND BASIC SERVICES. 

Objective 2.1 Create an environment that promotes transportation choices, compact development, and 
a livable city.  

This application and its complementary rezoning application propose to promote transportation 
choices, compact development, and a livable city, by requesting FLU and zoning designations 
that will: place housing opportunities on walkable, bikeable streets in close proximity to bus 
stops; enable development of the land with a high-density, high-intensity mixed use building; and 
bring more Gainesville residents closer together in the core of the City, closer to one another and 
to opportunity.  

Objective 3.1 Establish land use designations and encourage development plans that reduce vehicle 
miles traveled and are transit supportive. 

 
The land use designations proposed with these applications, and the resultant development, 
reduce vehicle miles traveled by placing housing in a walkable, bikeable area that is close to 
retail and service sources. The land use designations and development are also transit 
supportive, as they will place a large number of dwelling units in an area well-served by 
Gainesville RTS.  
 
Objective 7.1 Provide multi-modal opportunities and mixed-use development areas to reduce single-

occupant automobile trips and reduce vehicle miles traveled. 
 
These applications will make possible a mixed-use development that will reduce single-occupant 
automobile trips and reduce the vehicle miles traveled of residents, guests, employees, and 
patrons. By building more dwelling units in the walkable, bikeable urban core of Gainesville, 
residents and visitors alike will have easier, more convenient access to the transportation 
alternatives that are available.  
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5. URBAN SPRAWL ANALYSIS 

The approval of this SsCPA does not constitute urban sprawl.  As defined in Florida Statutes, “urban 
sprawl” means “a development pattern characterized by low density, automobile-dependent development 
with either a single use or multiple uses that are not functionally related, requiring the extension of public 
facilities and services in an inefficient manner, and failing to provide a clear separation between urban 
and rural uses” (§ 163.3164(51)).   

The thirteen (13) indicators of urban sprawl are formally identified in Chapter 163.3177(6)(a)9.a, Florida 
Statutes, which states:  

“The evaluation of the presence of these indicators shall consist of an analysis of the plan 
or plan amendment within the context of features and characteristics unique to each 
locality…”  

As demonstrated by the following analysis, the proposed SsCPA does not trigger any urban sprawl 
indicators, and adoption of this application will discourage the proliferation of urban sprawl within the City 
of Gainesville and Alachua County. All indicators are shown in normal font, while consistency statements 
are provided in bold font.  

1. Promotes, allows or designates for substantial areas of the jurisdiction to develop as low-
intensity, low-density, or single-use development or uses. 

The project site is located within the developed, urban core of the City. The proposed PUD FLU 
overlay will be consistent with the area’s high density, high intensity mix of residential and 
nonresidential uses. By approving this application, the City will permit the FLU necessary to 
redevelop the existing, underdeveloped land into a vibrant mixed-use site with appropriate 
density and intensity, realizing the site’s fullest potential. 

2. Promotes, allows, or designates significant amounts of urban development to occur in rural areas 
at substantial distances from existing urban areas while leaping over undeveloped lands which 
are available and suitable for development. 

The project site is located centrally in Gainesville, just one block east of the intersection of 
University Avenue and 13th Street, two major roadways in the City’s urban core. Rather than 
leaping over undeveloped land to build on a large tract of land far from existing urban areas, this 
project seeks to redevelop just under one acre of land within the existing urban area, utilizing 
existing infrastructure efficiently and sustainably to fill in underdeveloped land within a 
developed area. This will concentrate density in the core of the City, where there is adequate 
public infrastructure and adequate nonresidential land uses to serve the daily needs of residents.  

The proposed SsCPA and its companion rezoning will encourage a mixture of uses in the 
redevelopment of the site that is more consistent with the area’s urbanized development pattern 
and the site’s fullest potential. 

3. Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon patterns 
generally emanating from existing urban developments. 

The project site is currently developed with a strip of single-story and two-story commercial 
bulidings and associated surface parking. Approval of this SsCPA and the accompanying 
rezoning application will realize the fullest potential of the site, with a vertical mixed use, 
multistory structure offering housing variety and retail options. Furthermore, the proposed PUD 
FLU and PD Zoning District designations will require design standards that prohibit strip, non-
residential development and encourage multi-modal travel.  
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4. Fails to adequately protect and conserve natural resources, such as wetlands, floodplains, 
native vegetation, environmentally sensitive areas, natural groundwater aquifer recharge 
areas, lakes, rivers, shorelines, beaches, bays, estuarine systems, and other significant natural 
systems. 

As discussed and illustrated in Section 3 of this report, the site is not located in any 
environmentally protected areas, nor does it possess any significant environmental features. 
Furthermore, developments like this one, made possible by this SsCPA and its companion 
rezoning, protect and conserve natural resources by using existing urban land and infrastructure 
efficiently, rather than developing on large tracts of greenfield land.  
 

5. Fails to adequately protect adjacent agricultural areas and activities, including silviculture, 
active agricultural and silvicultural activities, passive agricultural activities, and dormant, 
unique, and prime farmlands and soils. 

Due to the site’s urban setting, no agricultural activities are adjacent to the site, nor will any be 
interupted or discontinued as a result of this application’s approval.    

6. Fails to maximize use of existing public facilities and services. 

Following the site’s redevelopment, onsite uses will continue to utilize existing public facilities 
and services currently supplied by Gainesville Regional Utilities (GRU), the City of Gainesville, 
and Alachua County, including potable water, sanitary sewer, electric, roads, sidewalks, transit, 
and emergency services. 

7. Fails to maximize use of future public facilities and services. 

Proposed onsite uses shall maximize the use of future public facilities and services as they 
become available.  

8. Allows for land use patterns or timing which disproportionately increase the cost in time, 
money and energy, of providing and maintaining facilities and services, including roads, 
potable water, sanitary sewer, stormwater management, law enforcement, education, health 
care, fire and emergency response, and general government. 

The project site is located in an urban area that is already supported by public facilities and 
services.  The redevelopment attributable to this SsCPA would not disproportionately increase 
the costs listed for providing and maintaining facilities and services, and, instead, would allow 
for a more efficient utilization of these facilities through an efficient use of land. 

9. Fails to provide a clear separation between rural and urban uses. 

The site is located within the City of Gainesville’s urbanized core, which is already greatly 
separated from rural areas within the County. Approval of this SsCPA and the accompanying 
rezoning application shall allow the continued urbanization of otherwise underutilized land 
located in the City’s core. The intent is to provide appropriately-scaled, residential and 
nonresidenital uses in the urban core, which shall relieve development pressure at the urban 
fringe. 

10. Discourages or inhibits infill development or the redevelopment of existing neighborhoods and 
communities. 

Approval of the proposed SsCPA and rezoning applications would increase the redevelopment 
potential of currently underdeveloped land within the City of Gainesville’s urbanized area, and, in 
fact, encourage infill redevelopment of an existing neighborhood. Upon adoption, a mixed-use 
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structure is intended, which will provide greater housing opportunity and satisfy the daily needs 
for goods and services of residents. This project site sits adjacent to the historic University 
Heights neighborhood, which has seen neglect over the years. Approval of this application would 
allow infill redevelopment of an existing area and potentially spark further reinvestment.  

 11. Fails to encourage a functional mix of uses. 

The conditions of the PUD FLU overlay will allow a mix of residential and nonresidential uses. 
The project site is located within the City’s developed, urbanized area, within walking or biking 
distance of numerous commercial spaces, civic spaces, and educational spaces. Approval of this 
SsCPA application will enable more nonresidential uses within this area and further diversify the 
housing stock in the City’s urban core with both market rate and workforce rate housing.  

12. Results in poor accessibility among linked or related land uses. 

The site is located on a major roadway and a bicycle boulevard and is one block east of another 
major roadway—W University Avenue, SW 12th Street, and SW 13th Street, respectively. The site is 
also well-served by numerous bus routes. The redevelopment enabled by this SsCPA and its 
companion rezoning will be in line with many of the project site’s neighbors, including the land 
directly east across SW 12th Street, which is home to a similarly sized mixed use building. 
Approval of these applications shall ensure that the site is developed consistent with the existing 
development pattern, and access among linked or related land uses will be made available to 
more residents.  
 
Coordination has also occurred between the applicant and the neighboring property owner, the 
University of Florida, to discuss transportation and mobility opportunities aimed at improving the 
public realm and accessibility and linking related uses for pedestrians and bicyclists.  

 
13. Results in the loss of significant amounts of functional open space. 

The project site is currently developed and has no significant functional open space. Thus, 
redevelopment will not result in the loss of a significant amount of functional open space. 
Redevelopment will adhere to pertinent landscaping requirements and will provide outdoor 
terraces for residents.  

In addition to the thirteen (13) indicators of urban sprawl, Florida Statutes section 163.3177(6)(a)9.b 
identifies eight (8) development pattern or urban form criteria.  If four (4) or more of those criteria are 
met, the presumption is that the amendment discourages urban sprawl.  The proposed amendment and 
corresponding development are found to meet the following four (4) criteria as identified in 
§163.3177(6)(a)9.b.(I), (II), (III), and (VII). 

1. Sec. (163.3177(6)(a)9.b(I)): Directs or locates economic growth and associated land development 
to geographic areas of the community in a manner that does not have an adverse impact on and 
protects natural resources and ecosystems.   

The site is located in the urban core of Gainesville, in an urbanized, developed geographic area. 
Development in this area will not have an adverse impact on natural resources, as it will 
efficiently utilize existing infrastructure, rather than require infrastructure to be extended to the 
fringes of urban Gainesville to greenfield land. The project site does not contain natural 
resources or ecosystems that warrant protection. 

Approval of these applications will encourage economic growth within the City’s urbanized core 
by providing commercial space and by making it possible for members of Gainesville’s workforce 
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across the income spectrum to live with easy access to work opportunities. This can encourage 
workforce retention and make it easier for business owners and job seekers to connect. 

2. Sec. (163.3177(6)(a)9.b(II)): Promotes the efficient and cost-effective provision or extension of 
public infrastructure and services.   

The redeveloped site will continue to utilize existing public facilities and services supplied by 
Gainesville Regional Utilities (GRU), the City of Gainesville, and Alachua County.    

3. Sec. (163.3177(6)(a)9.b(III)): Promotes walkable and connected communities and provides for 
compact development and a mix of uses at densities and intensities that will support a range of 
housing choices and a multimodal transportation system, including pedestrian, bicycle, and 
transit, if available.  

Redevelopment of the project site, made possible by the requested FLU and companion rezoning, 
will efficiently redevelop a compact piece of land with a mix of uses. The density proposed with 
this PUD will support a range of housing choices within the site, including both market rate and 
workforce rate housing.  
 
Redevelopment of the site will also support a multimodal transportation system. The site is within 
walking or bicycling distance of many daily needs, civic and cultural spaces, and educational 
facilities, and is located in close proximity to bus stops for numerous bus routes. Walkability and 
the pedestrian realm will further be prioritized by the provision of an interior structured parking 
garage, designed to prioritize pedestrian safety over automobile utility.  
 

4. Sec. (163.3177(6)(a)9.b(VII)): Creates a balance of uses based upon demands of the residential 
population for the non-residential needs of an area.   

Approval of this SsCPA application will diversify the nonresidential uses available to residents in 
the area, as well as increase the supply of dwelling units in the area. This will increase the 
number of residents able to meet retail, service, and employment needs without relying on a 
vehicle for transportation.  
 



PARCEL I: 

LOT 4, BLOCK 3 OF UNIVERSITY PLACE, ACCORDING TO THE PLAT THEREOF AS 

RECORDED IN PLAT BOOK A, PAGE(S) 77, OF THE PUBLIC RECORDS OF ALACHUA 

COUNTY, FLORIDA. 

PARCEL II: 

LOT 5, BLOCK 3 OF UNIVERSITY PLACE, ACCORDING TO THE PLAT THEREOF AS 

RECORDED IN PLAT BOOK A, PAGE(S) 77, OF THE PUBLIC RECORDS OF ALACHUA 

COUNTY, FLORIDA. 

PARCEL III: 

THE EAST 39.28 FEET OF LOT 6, BLOCK 3, UNIVERSITY PLACE, ACCORDING TO THE 

PLAT THEREOF AS RECORDED IN PLAT BOOK  A, PAGE(S) 77, OF THE PUBLIC 

RECORDS OF ALACHUA COUNTY, FLORIDA. 

PARCEL IV: 

THE WEST 13.09 FEET OF LOT 6 AND THE EAST 26.91 FEET OF LOT 7, BLOCK 3, 

UNIVERSITY PLACE, ACCORDING TO THE PLAT THEREOF AS RECORDED IN PLAT 

BOOK A, PAGE(S) 77, OF THE PUBLIC RECORDS OF ALACHUA COUNTY, FLORIDA. 

PARCEL V: 

LOTS 1, 2 AND 3, BLOCK 3 OF UNIVERSITY PLACE, ACCORDING TO THE PLAT THEREOF 

AS RECORDED IN PLAT BOOK A, PAGE(S) 77, OF THE PUBLIC RECORDS OF ALACHUA 

COUNTY, FLORIDA. 
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ILLUSTRATION 2A:
FLU MAP
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ILLUSTRATION 2B:
PROPOSED FLU MAP
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ILLUSTRATION 3A:
ZONING MAP
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ILLUSTRATION 3B:
PROPOSED ZONING 
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ILLUSTRATION 4:
ENV. MAP
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ILLUSTRATION 5:
SOILS MAP
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NEIGHBORHOOD WORKSHOP NOTIFICATION 
 
20-0341 

 
 

 

A virtual Neighborhood Workshop will be held to discuss proposed applications on ±0.93 acres in the 
City of Gainesville: A Small-scale Comprehensive Plan Amendment from Urban Mixed Use High 
Intensity (UMUH) to Planned Use District (PUD), and a companion Rezoning from Urban 9 (U9) to 
Planned Development (PD). Uses within the PUD and PD will include a mix of commercial retail and 
multi-family residential. The Workshop will also address the City Development Plan process. The site is 
located at the southwest corner of West University Avenue and SW 12th Street (Alachua County Tax 
Parcels 13226-000-000, 13227-000-000, 13228-000-000, 13229-001-000, & 13229-002-000). 

 

Date: March 10, 2021 

Time: 6:00 p.m. 

Link: bit.ly/LincolnVentures-PD  

Zoom Call-in  
Number: 

+1 312 626 6799 

Meeting ID: 910 4609 6483 

Contact:  Gerry Dedenbach, AICP 
11801 Research Drive 
Alachua, FL 32615 
(352) 331-1976 
Live@CHW-inc.com 

 
This is not a public hearing.  The Neighborhood Workshop’s purpose is to inform the public about the 
nature of the proposal and seek comments. 
 
Directions to Attend Meeting: Using your web browser, visit the web address link above. Please 
note, the link is case-sensitive. For best performance, Google Chrome, Safari, Microsoft Edge, or 
Mozilla Firefox are recommended. The meeting can also be attended by phone. To attend the meeting 
by phone, call the call-in number above, and enter the Meeting ID number followed by the pound sign 
(“#”) when prompted. 
 
If you are unable to attend the meeting, please contact CHW using the information above and we will 
provide printed materials after the virtual meeting is held.  Comments may also be submitted in writing 
to the address or email above or by phone at the phone number above.  Printed copies of all materials 
discussed at the meeting will be made available upon request. 

To: Neighbors of W University Avenue/ NW 12th Street Intersection 

From: Gerry Dedenbach, AICP  

Date: February 23, 2021 

RE: Neighborhood Workshop Public Notice 

https://bit.ly/LincolnVentures-PD


 
 
 
 
 
 
 
 
 
 

Mailing Labels 



  Neighborhood Workshop Notice 

  5th Avenue 

  ROBERTA PARKS 

  616 NW 8 ST 

  GAINESVILLE,  FL 32602 

 

 
   

 
 

   

  Neighborhood Workshop Notice 

  Ashton 

  ROXANNE WATKINS 

  4415 NW 58 AVE 

  GAINESVILLE,  FL 32653 

 

   

  Neighborhood Workshop Notice 

  Azalea Trails 

  MARIE SMALL 

  1265 SE 12 AVE 

  GAINESVILLE,  FL 32601 

 

 

 

  Neighborhood Workshop Notice 

  Black Acres/Black Pines 

  REGINA HILLMAN 

  506 NW 30 STREET 

  GAINESVILLE,  FL 32607 

 

b 

   

  Neighborhood Workshop Notice 

  Capri 

  JOHN DOLES 

  4539 NW 37 TER 

  GAINESVILLE,  FL 32605 

 

   

  Neighborhood Workshop Notice 

  Carol Estates South 

  BECKY RUNNESTRAND 

  1816 NE 16 TER 

  GAINESVILLE,  FL 32609 

 

 

   

  Neighborhood Workshop Notice 

  Cedar Grove II 

  HELEN HARRIS 

  1237 NE 21 ST 

  GAINESVILLE,  FL 32641 

 

 

   

  Neighborhood Workshop Notice 

  Creekwood 

  HELEN SCONYERS 

  2056 NW 55 BLVD. 

  GAINESVILLE,  FL 32653 

 

   

  Neighborhood Workshop Notice 

  Debra Heights 

  SARAH POLL 

  PO BOX 14198 

  GAINESVILLE,  FL 32604 

 

 

   

  Neighborhood Workshop Notice 

  Northwood at Possum Creek 

  WES WHEELER 

  4728 NW 37 WAY 

  GAINESVILLE,  FL 32601 

 

 

   

  Neighborhood Workshop Notice 

  Duval 

  GILBERT S MEANS, SR 

  PO BOX 7 

  GAINESVILLE,  FL 32641 

 

   

  Neighborhood Workshop Notice 

  Edgewood Hills 

  BONNIE O'BRIAN 

  2329 NW 30 AVE 

  GAINESVILLE,  FL 32605 

 

 

   

  Neighborhood Workshop Notice 

  Elizabeth Place 

  GALE FORD 

  715 NW 23 ST 

  GAINESVILLE,  FL 32607 

 

 

 

           

          Neighborhood Workshop Notice 

          LEE NELSON 

          DIRECTOR OF REAL ESTATE – UF 

          PO BOX 113135 

          GAINESVILLE,  FL  32611-3135 

 

   

   

  Neighborhood Workshop Notice 

  Gateway Park 

   HAROLD SAIVE 

  1716 NW 10 TER 

  GAINESVILLE,  FL 32609 

 

 

   

  Neighborhood Workshop Notice 

  Golfview 

  CHRIS MONAHAN 

  222 SW 27 ST 

  GAINESVILLE,  FL 32607 

 

 

   

  Neighborhood Workshop Notice 

  Greater Northeast Community 

  MIRIAM CINTRON 

  915 NE 7 AVE 

  GAINESVILLE,  FL 32601 

 

   

  Neighborhood Workshop Notice 

  Grove Street 

  MARIA HUFF-EDWARDS 

  1102 NW 4 ST 

  GAINESVILLE,  FL 32601 

 

 

   

  Neighborhood Workshop Notice 

  Hazel Heights 

  ALLAN MOYNIHAN 

  PO BOX 357412 

  GAINESVILLE,  FL 32635 

 

 

   

  Neighborhood Workshop Notice 

  Hibiscus Park 

  CAROL BISHOP 

  2616 NW 2 AVE 

  GAINESVILLE,  FL 32607 

 

   

  Neighborhood Workshop Notice 

  Hidden Lake 

  GEORGE KASNIC 

  2116 NW 74 PL 

  GAINESVILLE,  FL 32653 

 

   

   

  Neighborhood Workshop Notice 

  Ironwood 

  NANCY TESTA 

  4207 NE 17 TER 

  GAINESVILLE,  FL 32609 

 

   

  Neighborhood Workshop Notice 

  Kensington Park 

  MAXINE HINGE 

  5040 NW 50 TER 

  GAINESVILLE,  FL 32606 

 

 

   

  Neighborhood Workshop Notice 

  Kingswood Court 

  BARBARA KELLEHER 

  5350 NW 8  AVE 

  GAINESVILLE,  FL 32605 

 

 

   

  Neighborhood Workshop Notice 

  Kirkwood 

  JANE BURMAN-HOLTON 

  701 SW 23 PL 

  GAINESVILLE,  FL 32601 

 

   

  Neighborhood Workshop Notice 

  Lamplighter 

  LARRY NICHOLSON (PROP MGR) 

  5200 NE 50 DR 

  GAINESVILLE,  FL 32609 

 

 

   

  Neighborhood Workshop Notice 

  Landmark Woods 

  JACK OSGARD 

  4332 NW 12 PL 

  GAINESVILLE,  FL 32605 

 

 

  Neighborhood Workshop Notice 

  Landmark Woods 

  PETER JANOSZ 

  3418 NW 37 AVENUE 

  GAINESVILLE,  FL 32605 

 



   

  Neighborhood Workshop Notice 

  Woodland Terrace 

  PETER PRUGH 

  207 NW 35 ST 

  GAINESVILLE,  FL 32605 

 

   

 

   

  Neighborhood Workshop Notice 

  Lincoln Estates 

  DORIS EDWARDS 

  1040 SE 20 ST 

  GAINESVILLE,  FL 32601 

 

 
 

 

   

  Neighborhood Workshop Notice 

  Mason Manor 

  JOANNA LEATHERS 

  2550 NW 13 AVE 

  GAINESVILLE,  FL 32605 

 

 

   

  Neighborhood Workshop Notice 

  Mill Pond 

  HAROLD HANEL 

  309 NW 48 BLVD 

  GAINESVILLE,  FL 32607 

 

 

 

   

  Neighborhood Workshop Notice 

  North Lincoln Heights 

  ANDREW LOVETTE SR. 

  430 SE 14 ST 

  GAINESVILLE,  FL 32601 

 

   

  Neighborhood Workshop Notice 

  Northwood 

  SUSAN W WILLIAMS 

  P.O. BOX 357492 

  GAINESVILLE,  FL 32653 

 

 

   

  Neighborhood Workshop Notice 

  Northeast Neighbors 

  SHARON BAUER 

  1011 NE 1 AVE 

  GAINESVILLE,  FL 32601 

 

 

   

  Neighborhood Workshop Notice 

  Northwest Estates 

  VERN HOWE 

  3710 NW 17 LN 

  GAINESVILLE,  FL 32605 

 

   

  Neighborhood Workshop Notice 

  Oakview 

  DEBRA BRUNER 

  914 NW 14 AVE 

  GAINESVILLE,  FL 32601 

 

 

     

           Neighborhood Workshop Notice 

  Phoenix 

  APRIL JONES 

  3214 SW 26 TERR, APT B 

  GAINESVILLE,  FL 32608 

 

 

    

           Neighborhood Workshop Notice 

  Appletree 

  JUDITH MORROW 

  3616 NW 54 LANE 

  GAINESVILLE,  FL 32653 

 

  

    

  Neighborhood Workshop Notice 

  Pine Park 

  DELORES BUFFINGTON 

  721 NW 20 AVE 

  GAINESVILLE,  FL 32609 

 

 

  Neighborhood Workshop Notice 

  Kirkwood 

  KATHY ZIMMERMAN 

  1127 SW 21 AVE 

  GAINESVILLE,  FL 32601 

 

 

   

  Neighborhood Workshop Notice 

  Pleasant Street 

  DOTTY FAIBISY 

  505 NW 3 ST 

  GAINESVILLE,  FL 32601 

 

   

  Neighborhood Workshop Notice 

   Porters Community 

  GIGI SIMMONS 

  712 SW 5 ST 

  GAINESVILLE,  FL 32601 

 

 

   

  Neighborhood Workshop Notice 

   Rainbows East 

   JOE THOMAS 

  5014 NW 24 TER 

  GAINESVILLE,  FL 32605 

 

 

   

  Neighborhood Workshop Notice 

  Rainbows End 

  SYLVIA MAGGIO 

  4612 NW 21 DR 

  GAINESVILLE,  FL 32605 

 

   

  Neighborhood Workshop Notice 

  Raintree 

  RONALD BERN 

  1301 NW 23 TER 

  GAINESVILLE,  FL 32605 

 

 

   

  Neighborhood Workshop Notice 

  Ridgeview 

  ROB GARREN 

  1805 NW 34 PL 

  GAINESVILLE,  FL 32605 

 

 

   

  Neighborhood Workshop Notice 

  Ridgewood 

  KERRI CHANCEY 

  1310 NW 30 ST 

  GAINESVILLE,  FL 32605 

 

   

  Neighborhood Workshop Notice 

  Royal Gardens 

  DOUGLAS BURTON 

  2720 NW 27 PL 

  GAINESVILLE,  FL 32605 

 

 

   

  Neighborhood Workshop Notice 

  Shadow Lawn Estates 

  CONNIE SPITZNAGEL 

  3521 NW 35 PL 

  GAINESVILLE,  FL 32605 

 

 

   

  Neighborhood Workshop Notice 

   South Black Acres 

   DEANNA MONAHAN 

  14 SW 32 ST 

  GAINESVILLE,  FL 32607 

 

   

  Neighborhood Workshop Notice 

  Southeast Evergreen Trails 

  MAUREEN RESCHLY 

  1208 SE 22 AVE 

  GAINESVILLE,  FL 32641 

 

 

   

  Neighborhood Workshop Notice 

  Springhill/Mount Olive 

  VIVIAN FILER 

  1636 SE 14 AVE 

  GAINESVILLE,  FL 32641 

 

 

   

  Neighborhood Workshop Notice 

   Springtree 

   KATHY MEISS 

  2705 NW 47 PL 

  GAINESVILLE,  FL 32605 

 

   

  Neighborhood Workshop Notice 

   Stephen Foster  

   ROBERT PEARCE 

  714  NW 36 AVE 

  GAINESVILLE,  FL 32609 

 

 

   

  Neighborhood Workshop Notice 

  Suburban Heights 

  BETH GRAETZ 

  4321 NW 19 AVE 

  GAINESVILLE,  FL 32605 

 

 

   

  Neighborhood Workshop Notice 

  Sugarfoot Community/Anglewood 

  KELLY AISSEN 

  4306 SW 5 AVE 

  GAINESVILLE,  FL 32607 

 



  Neighborhood Workshop Notice 

  Sugarhill 

  CYNTHIA COOPER 

  1441 SE 2 TER 

  GAINESVILLE,  FL 32601 

 

 

   

  Neighborhood Workshop Notice 

   Sutters Landing 

   PETER REBMAN 

  3656 NW 68 LN 

  GAINESVILLE,  FL 32653 

 

 

   

  Neighborhood Workshop Notice 

  Turkey Creek Forest Owners Assn 

  ATTN: URBAN DIRECTOR 

  4055 NW 86 BLVD 

  GAINESVILLE,  FL 32653 

 

    

   Neighborhood Workshop Notice 

   Pinebreeze 

   JUDITH MEDER 

  3460 NW 46 PLACE 

  GAINESVILLE,  FL 32605 

 

 

   

  Neighborhood Workshop Notice 

  University Village 

   BRUCE DELANEY 

  1710 NW 23 ST 

  GAINESVILLE,  FL 32605 

 

 

   

  Neighborhood Workshop Notice 

  Forest Ridge/Henderson Heights 

  MARCIA GREEN 

  2215 NW 21 AVENUE 

  GAINESVILLE,  FL 32605 

 

 

  

 

  Neighborhood Workshop Notice 

  Pineridge 

  BERNADINA TUCKER 

  721 NW 20 AVENUE 

  GAINESVILLE,  FL 32609 

 

 

   

  Neighborhood Workshop Notice 

  Appletree 

  CHRIS GARCIA 

  5451 NW 35 DR 

  GAINESVILLE,  FL 32653 

 

   

  Neighborhood Workshop Notice 

  Ashton 

  ROXANNE WATKINS 

  4415 NW 58 AVE 

  GAINESVILLE,  FL 32653 

 

 

   

  Neighborhood Workshop Notice 

  Duckpond 

  STEVE NADEAU 

  2821 NW 23 DR 

  GAINESVILLE,  FL 32605 

 

 

   

  Neighborhood Workshop Notice 

   Duckpond 

   MELANIE BARR 

  216 NE 5 ST 

  GAINESVILLE,  FL 32601 

 

   

 
 

   

  Neighborhood Workshop Notice 

  Front Porch Florida, Duval 

  JUANITA MILES HAMILTON 

  2419 NE 8 AVE 

  GAINESVILLE,  FL 32641 

 

 

   

  Neighborhood Workshop Notice 

  Porters Community 

  GIGI SIMMONS 

  712 SW 5 STREET 

  GAINESVILLE,  FL 32601 

 

   

  Neighborhood Workshop Notice 

  Porters 

  INA HINES 

  320 SW 5 AVE 

  GAINESVILLE,  FL 32601 

 

 

   

  Neighborhood Workshop Notice 

  School Board 

  VICK McGRATH 

  3700 NE 53 AVE 

  GAINESVILLE,  FL 32609 

 

 

   

  Neighborhood Workshop Notice 

  University of Florida 

  LINDA DIXON 

  PO BOX 115050 

  GAINESVILLE,  FL 32611 

 

   

  Neighborhood Workshop Notice 

  University Park 

  ROBERT MOUNTS 

  1639 NW 11 RD 

  GAINESVILLE,  FL 32605-5319 

 

 

   

  Neighborhood Workshop Notice 

   Millennium Bank 

   DANNY GILLILAND 

  4340 NEWBERRY RD 

  GAINESVILLE,  FL 32607 

 

 

   

  Neighborhood Workshop Notice 

  Florida Bank 

  LAUDE ARNALDI 

  13840 W NEWBERRY RD  

  NEWBERRY, FL 32669 

 

   

  Neighborhood Workshop Notice 

  University Park 

  RICHARD DOTY 

  2158 NW 5 AVENUE 

  GAINESVILLE,  FL 32605 

 

 

   

  Neighborhood Workshop Notice 

  MAC  McEACHERN 

  1020 SW 11 TER 

  GAINESVILLE,  FL 32601 

 

 

 

Neighborhood Workshop Notice 

Stephen Foster Neighborhood Assoc, Inc 

SANDRA WATTS KENNEDY 

514 NW 31 LANE 

GAINESVILLE,  FL  32609 

   

 

   

  Neighborhood Workshop Notice 

  BOBBIE DUNNELL 

  3118 NE 11 TER 

  GAINESVILLE,  FL 32609 

 

 

   

  Neighborhood Workshop Notice 

  JAMES WOODLAND 

  225 SE 14 PL 

  GAINESVILLE,  FL 32601 

 

 

   

  Neighborhood Workshop Notice 

  Bivens North Association 

  PENNY WHEAT 

  2530 SW 14  DR 

  GAINESVILLE,  FL  32608 

 

 

   

   

 

 

   

  Neighborhood Workshop Notice 

  BELLINGTON'S CUSTOM SERVICE 

  % BRAXTON LINTON 

  1907 SE HAWTHORNE RD 

  GAINESVILLE,  FL 32641 

 

 

   

  Neighborhood Workshop Notice 

   KAREN BILLINGS 

  2123 NW 72 PL 

  GAINESVILLE,  FL 32653 
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2 0 - 0 3 4 1 :  L i n c o l n  V e n t u r e s  M u l t i f a m i l y

Lincoln Ventures
Small-scale Comprehensive Plan Amendment (Ss-CPA), 
Rezoning, Development Plan

City of Gainesville

Neighborhood Workshop

March 10, 2021

2 0 - 0 3 4 1 :  L i n c o l n  V e n t u r e s  M u l t i f a m i l y

The City of Gainesville requires Ss-CPA 

and Rezoning applicants to host a 

neighborhood workshop.

The purpose is to inform neighbors of the 

proposed action’s nature and to get 

feedback early in the process.

This meeting provides the applicant with 

an opportunity to mitigate concerns prior 

to the application’s submission.

The purpose of the neighborhood workshop:

1

2
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2 0 - 0 3 4 1 :  L i n c o l n  V e n t u r e s  M u l t i f a m i l y

PUBLIC NOTIFICATION

2 0 - 0 3 4 1 :  L i n c o l n  V e n t u r e s  M u l t i f a m i l y

REQUESTS:
• Ss-CPA Application:

• From: Mixed Use High Intensity  

• To: Planned Use District (PUD)

• Rezoning Application:

• From: Urban 9 (U9)

• To: Planned Development (PD)

• Development Plan Application

3

4
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2 0 - 0 3 4 1 :  L i n c o l n  V e n t u r e s  M u l t i f a m i l y

Redevelop the site with a 

mixed-use, multi-story 

building with:

• Ground-floor commercial;

• Market-rate and workforce housing;

• Structured Parking; and

• Associated urban pedestrian streetscape.

2 0 - 0 3 4 1 :  L i n c o l n  V e n t u r e s  M u l t i f a m i l y

Ss-CPA & REZONING
PROBABLE TIMELINE

February 11, 2021 March 10, 2021 Mar. 2021 (tentative) Mar.-May 2021 July-Sept, 2021 (tentative)

Submit 

Ss-CPA and Rezoning

Applications

Neighborhood

Workshop

Staff Review City Commission

First and Second 

Readings

First Step Meeting

City Planning staff

June 2021 (tentative)

City Plan Board

Public Hearing

5

6
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2 0 - 0 3 4 1 :  L i n c o l n  V e n t u r e s  M u l t i f a m i l y

DEVELOPMENT PLAN
PROBABLE TIMELINE

February 11, 2021 Month 1 – Month 8 Month 9 Month 10 – Month 13 Month 14-15

Submit 

Development Plan

Application

Ss-CPA and

Rezoning Process

Staff Review

Neighborhood

Workshop
Development 

Plan Approval

Context Map

The 
Standard

W University Avenue

S
W

 1
3

th
S

tr
e

e
t

Hub on 
Campus

University of 
Florida

S
W

 1
2

th
S

tr
e

e
t

SW 2nd Avenue

College Manor

The CourtyardsSocial28

Social28

Lyncourt
Square

Hub on 
Campus

931 West

Infinity Hall

Jackson 
Square

Holiday Inn

7

8
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Aerial Map

Street Frontages

SW 12th Street, facing northwest

Aerial perspective facing southwest

Intersection of SW 12th Street and University 
Avenue, facing southwest

9

10
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Existing Future 
Land Use Map

FLU: Urban Mixed 
Use High Intensity

Proposed Future 
Land Use Map

FLU: 
Planned Use 
District

11

12
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Zoning Map

Zoning: 
Urban 9 (U9)

Proposed Zoning

Zoning: 
Planned 
Development (PD)

13

14
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Site Criteria Current FLU/Zoning PUD/PD Opportunities

Parking Required: 0 spaces/ unit Proposed: 0.2 spaces/unit

Building Height
6 stories by right; 8 stories with 

performance bonus

8 stories over structured 

parking for residents/guest

Density
100 units/acre by right; 125 

units/acre by SUP
±126 units/acre

Bedrooms 2.75 beds/ unit ±4.1 beds/unit

Workforce Housing No requirement
10% in perpetuity via the 

PUD/PD Mechanism

Added Housing 

Opportunities?
No requirement

Under discussion with City 

and Local Agencies

Existing vs. Proposed Entitlements

15

16
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9

Address: 11801 Research Drive 
Alachua, FL, 32615 

Phone: (352) 331-1976
Email: RyanT@chw-inc.com

Contact Information

17

18



 
 
 
 
 
 
 
 
 
 

Sign-in Sheet 
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Public Attendee Name 

(Or as appears on Zoom) 

1 

 

2 

 

3 

 

4 

 

5 

 

6 

 

7 

 

8 

 

9 

 

10 

 

 

 

 

 

Event: Virtual Neighborhood Workshop 

Date/Time: March 10, 2021 @ 6:00 PM 

Place: bit.ly/LincolnVentures-PD  

Re: Lincoln Ventures Small-scale Comprehensive Plan Amendment (Ss-CPA); Rezoning; and 

Development Plan 

SIGN-IN SHEET 

 
20-0341 

NO ATTENDEES

https://bit.ly/LincolnVentures-PD


 
 
 
 
 
 
 
 
 
 

Workshop Minutes 



 
 

 
 
 
 

N:\2020\20-0341\Admin & Information\06_NHWS\MINUTES DRAFT 210310 Lincoln Ventures NHWS.docx 

 

Event: Virtual Neighborhood Workshop 

Date/Time: March 10, 2021 @ 6:00 PM 

Place: bit.ly/LincolnVentures-PD  

Re: Lincoln Ventures Multifamily—Small-scale Comprehensive Plan Amendment (Ss-CPA); 

Rezoning; and Development Plan 

 

Lincoln Ventures, LLC, Attendees: Chris Johnson; Francisco Rios; Andree Sahakian 

Boyes Law Attendees: Patrice Boyes, P.A. 

Dwell Design Studios Attendees: Pierangeli Simonpietri; Jay Silverman 

CHW Attendees: Gerry Dedenbach, AICP; Seth Wood 

Public Attendees: 0 

 

Lincoln Ventures, LLC, hosted the required Neighborhood Workshop and presented the following: the workshop’s 

purpose; the application’s request and intent; the Small-scale Comprehensive Plan Amendment (Ss-CPA) and Rezoning 

application review process; the development plan review process; maps illustrating the site’s regulatory and physical 

characteristics; and illustrations of the potential future development. There were no questions or comments.  

 

The meeting was adjourned at approximately 6:25 p.m. 

 

NEIGHBORHOOD MEETING MINUTES 

 
20-0341 

 

https://bit.ly/LincolnVentures-PD
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?B?BMVTQlMPa|��_Mok�\p

F5IK:�L8 F5IK:�L8:<8L7 J768L q¬r568:­88G ­6CIG5g8 <8DGh ®CIHIg

==B= UVnTSM=M\ZnnT Be=z ]?�? x? =?= O�

��D8 <8L76HDGHCI q¬̄:­CCG5g8 °856 ±r59HG� ;�D6s:�L8 ;�D6s:�L8:<8L76 �59r8

wXU wXUSMXTSX >[x>] =�Ex > >xBB UVnTSMTSVXQZ  ��[�B?

mXP mXPnkWMoPnMUQ�SUp =x] =�Ex > >xBB UVnTSMTSVXQZ  @@=

��D8 <8L76HDGHCI q¬̄:­CCG5g8 °856 ±r59HG� ;�D6s:�L8 ;�D6s:�L8:<8L76 �59r8

z]@B kXRQPYM= ?[]BB =�]= � m= mnll  =[z�x

456789:qr��56�

²

³�I86:;IuC6�5GHCI

�59r5GHCI

��;�:fCGH78

F5IK:;IuC6�5GHCI

trH9KHIg:;IuC6�5GHCI

��D8 UVnTSMTSVXQZ
�CG59:J685 >[]�?

�85G8K:J685 >[x>]
�́G86HC6:µ599L =EAmwMUVOmmn
;IG86HC6:µ599L B>AkZXUVST

�CC�Ig BzAVXTM¶MYTXRSZ
�CCu:��D8 B�ATQYQ�M\T{¢nQUV

­65�8 B>AlXUnPTW
­9CC6:�Cs86 B]ARQPWZMVQZS·M=BAVSTTX̧ ņ
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`̀d �̀��Shd����j
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March 15, 2021 
 
 
 
Mr. Scott Wright, Planner II 
City of Gainesville – Department of Mobility 
P.O. Box 490, Station 58 
Gainesville, FL 32627 
 
Re: Lincoln Ventures Trip Generation and Distribution  
 
Dear Scott, 
 
Lincoln Ventures is a proposed development consisting of off-campus student apartments with 
approximately 500 beds, approximately 5,500 SF of retail, and a donut/coffee shop without a 
drive-through window. The site is proposed at the southwest corner of the intersection of W 
University Avenue (SR 26) and SW 12th Street in Gainesville, Florida. There is an existing 
restaurant and retail to be removed from this site.   
 
This letter provides the trip generation based on the proposed land uses and the estimated 
project trip distribution based on the trip distributions of other student apartments in the area.   
 
The Institute of Transportation Engineer’s (ITE) Trip Generation Manual, 10th Edition was used 
to estimate the trip generation of the site with the potential development based on the current 
zoning and the proposed development, provided in Table 1. As indicated, the proposed 
development results in a net decrease in project trips compared to the potential development 
based on the current zoning. 
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Table 1: Lincoln Ventures Trip Generation 

Land Use 
ITE 
LU 

Code 
Variable  

Daily AM Peak  PM Peak  

Total Total In Out Total In Out 

Potential Development based on Current Zoning 

Off-Campus Student Apartment 
(Beds) 

225 324 1,036 38 16 22 81 41 40 

Shopping Center (KSF) 820 36.048 3,004 170 105 65 255 122 133 

Shopping Center Pass-by 34%1 1,021 58 36 22 87 41 46 

Coffee/Donut Shop without Drive-
Through Window2 (KSF) 

936 1.000 806 101 52 49 36 18 18 

Shopping Center Pass-by 89%3 717 90 46 44 32 16 16 

Net New Trips 3,108 161 91 70 253 124 129 

Proposed Development 

Land Use 
ITE 
LU 

Code 
Variable  

Daily AM Peak  PM Peak  

Total Total In Out Total In Out 

Off-Campus Student Apartment 
(Beds) 

225 500 1,569 55 23 32 123 62 61 

Shopping Center1 (KSF) 820 5.500 837 5 3 2 64 31 33 

Shopping Center Pass-by 34%2 285 2 1 1 22 11 11 

Coffee/Donut Shop without Drive-
Through Window3 (KSF) 

936 1.000 806 101 52 49 36 18 18 

Shopping Center Pass-by 89%4 717 90 46 44 32 16 16 

Net New Trips 2,210 69 31 38 169 84 85 
(1) The fitted curve equation was used in all cases, when available, except during the AM peak of the Shopping Center, where the average rate 
was used. Under this scenario the point cluster is closer to the average rate line for the size of development being proposed. 
(2) The ITE Trip Generation Manual does not provide pass-by rates for AM and weekday, therefore, the PM pass-by rate of 34% is used for all 
scenarios.   
(3) Coffee/Donut Shop without Drive-Through Window does not provide a daily total. Daily total was calculated using a comparison ratio looking 
at AM and PM peak between Coffee/Donut Shop without a Drive-Through Window and with a Drive-Through Window. 
(4) The ITE Trip Generation Manual does not provide pass-by rates for Coffee/Donut Shop without Drive-Through Window so pass-by rates for 
Coffee/Donut Shop with Drive-Through Window and No Indoor Seating was used. Pass-by rates are not provided for AM and PM, therefore, the 
weekday pass-by rate of 89% is used for all scenarios. 

 
The project trip distribution is expected to mimic the trip distribution of apartments in the vicinity 
of this project. Traffic distributions of the following adjacent apartments were averaged and used 
to derive the trip distribution of the project site: 
 

• The Continuum 

• The Apartments along SW 3rd Avenue between SW 13th Street and SW 12th Street 
including Social 28, Courtyards, and Lyncourt Square 
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Vehicle counts were performed at these locations from previous traffic studies performed by 
CHW. The trip distribution calculations are provided in Attachment 1. The estimated trip 
distribution of the project site is provided in Figure 1. 
 
Sincerely, 
CHW 
 
 
 
Brian Snyder, P.E. 
Project Manager  
 
 
N:\2020\20-0341\Departments\04_Engineering\04_Traffic\LETTER 210315 Lincoln Ventures Multifamily - Trip Generation and Distribution.docx   
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Figure 1: Project Trip Distribution

Legend:

= AM(PM) Net New Project Trips#(#) 1(3)
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Attachment 1: Trip
Distribution Calculations



Legend
# = Observed vehicles exiting from apartments along SW 3rd
Avenue
#% = Calculated vehicle trip distribution used for this study
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Figure # | Trip Distribution from the Continuum 
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Legend 

# = Observed vehicles exiting the Continuum 

#% = Calculated vehicle trip distribution used for this study 

* Combine AM peak 2-hour and PM peak 2-hour counts. 

Vehicles are not permitted to 
make a northbound left at 
Southwest 6th Street and 
University Avenue, trip 
distribution assumes that half of 
the westbound trips on SW 2nd 
Avenue are destined to 
University Avenue West/SW 
13th Street North. 
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TRIP DISTRIBUTION TO AND FROM 
THE NORTH
-Apartments along SW 3rd Avenue 
between 13th St and SW 12th St = 0%

-The Continuum=4%

AVERAGE = 2%

TRIP DISTRIBUTION TO AND 
FROM THE EAST
-Apartments along SW 3rd

Avenue between 13th St and SW 
12th St = 6%

-The Continuum = 19%

AVERAGE = 13%

-Assume 75% use University Ave 
to and from the East =
13% x 75% = 10%

-Assume 25% use SW 2nd Ave to 
and from the East = 
13% x 25% = 3%

TRIP DISTRIBUTION TO AND 
FROM THE SOUTH
-Apartments along SW 3rd

Avenue between 13th St and 
SW 12th St = 23%

-The Continuum=14%

AVERAGE = 18%

The Continuum
(W University 

Ave & SW 6th St)

SW 3rd Avenue

TRIP DISTRIBUTION TO AND FROM 
THE WEST OR NORTH
-Apartments along SW 3rd Avenue 
between 13th St and SW 12th St = 71%

-The Continuum = 63%

AVERAGE = 67%

-Assume 75% use University Ave to and 
from the West = 67% x 75% = 50%

-Assume 25% use Alley to and from the 
West = 67% x 25% = 17%

Calculated Project Trip Distribution



 

 

 

 

 

 

 

 

 

Appendix D – Environmental Memo 

 



City of Gainesville  
 
 

 

Memo 
To: Brittany McMullen, Interim Planner IV 

From: Liliana Kolluri, Environmental Coordinator 

Date: March 22, 2021 

Re: Petitions PB-21-00055 & PB-21-00057 – Lincoln Ventures LLC Land Use Amendment 
and Rezoning 

The subject petitions include a proposed change in land use and zoning to parcels 13226-000-000, 
13227-000-000, 13228-000-000, 13229-001-000, and 13229-002-000, located south of W University 
Avenue, east of SW 12th Street. The proposed activities have been reviewed for considerations 
relating to environmental resources which are regulated by the City’s Land Development Code (LDC) 
Article VIII, Division 3, Natural and Archaeological Resources, or Division 4, Surface Waters and 
Wetlands. 

There are no known wetlands, surface waters, or natural or archaeological resources regulated by 
Divisions 3 and 4 of the LDC within the parcel.  
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