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CITY PLAN BOARD STAFF REPORT 
 
PUBLIC HEARING DATE:  October 25, 2018 
 
ITEM NO:  6  
 
PROJECT NAME AND NUMBER:  North Florida Regional Medical Center (NFRMC) Parking Garage,  

 PB-18-111 SUP 
 
APPLICATION TYPE:  Special Use Permit (SUP) with development plan review for the construction of a parking  

 garage with more than 5 stories.  Quasi-Judicial 
 
CITY PROJECT CONTACT:  Bedez E. Massey, Planner  
 
RECOMMENDATION:  Approve, subject to compliance with all applicable regulations and the conditions       

recommended in the staff report and Appendix C. 
 
 
 
 
   
 
 

 
  

 

 

 

 

 

 

 

 

 
Figure 1.  Location Map 
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APPLICATION INFORMATION: 

 
Agent/Applicant:      eda engineers-surveyors-planners, inc. 

Property Owner(s):  North Florida Regional Medical Center (NFRMC) and Radiation Therapy of Gainesville 

Related Petition(s):  None 

Legislative History:  Petition PB-18-45 PDA:  eda engineers-surveyors-planners, inc., agent for North Florida 
Regional Medical Center and North Florida Regional Medical Arts Condominium Association, 
Inc., owners.  A planned development (PD) amendment to the existing approved PD ordinance 
to allow the construction of a parking garage and other related improvements.   

 
 Staff to City Plan Board on May 24, 2018 – Approve, subject to provisions of previously adopted 
 ordinances remaining in full force and effect, except with amended by this petition. 

 

 City Plan Board Recommendation on May 24, 2018 – Approve, subject to provisions of 
previously adopted ordinances remaining in full force and effect, except where amended by this 
petition (Vote:  5-0 - Sutton recused). 

 
 City Commission Action on August 2, 2018 – Adopted on Final Reading (Ordinance No. 180016) 
 with Staff and City Plan Board recommendations (Vote:  7-0).  
 
Neighborhood Workshop:  Wednesday, March 13, 2018  

 

SITE INFORMATION: 

 
Address:   1021 NW 64

th
 Terrace and 6500 W Newberry Road 

Parcel Number(s):  06340-007-001 & 06340-007-002 

Acreage:  ±24.14 

Existing Use(s):  North Florida Regional Medical Center (NFRMC) 

Land Use Designation(s):   Office (O), Recreation (REC) and Conservation (CON) 

Zoning Designation(s):   Planned Development (PD) and Medical Services (MD) 

Overlay District(s):  Airport Height Notification Zone (Subzone 2) 

Transportation Mobility Program  
Area (TMPA): Zone B                                                                    

Census Tract: 17.02 

Water Management District:                             St. Johns River Water Management District 

Special Feature(s):            Surface Waters and Wetland 

Annexed: 1994 

Code Violations:          There are no open cases. 
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PURPOSE AND DESCRIPTION: 

 

This application is a request to construct a 6-story parking garage with a roof deck and 847 vehicle spaces on the 
North Florida Regional Medical Center (NFRMC) campus.  Associated paving, grading, utilities, stormwater facilities, 
lighting, and landscape material are also proposed.  These proposed improvements, which are part of the applicant’s 
ongoing efforts to enhance health care services to the community, are illustrated on the associated development plan 
in Appendix E. 
 
The parking garage will be constructed on a ±1.97-acre site located immediately south of the Cancer Center (see 
Figure 1).  It will replace a surface parking lot that has 82 vehicle spaces.  The parking garage will have an open-air 
design and two driveway connections.  A driveway connection to NW 10

th
 Place will be provided on the east side of the 

parking garage, and a driveway connection to an internal driveway will be provided on the west side. Northwest 10
th
 

Place is a private street.  
  
Construction of the parking garage will impact 0.05 acres of a surface water feature that is ±18 acres in size. The 
applicant will mitigate the impact by placing a minimum 35-foot buffer with a 50-foot average width around the 
remaining portion of the surface water feature using the City’s wetland buffer criteria.  The buffer will provide for 1.2 
acres of open space and buffer protection that exceeds the City’s standard buffer regulations.  Other mitigation 
activities include maintaining existing sidewalks in the buffer area for pedestrian circulation. The sidewalks will further 
help to facilitate pedestrian activity and passive recreation for the NFRMC campus.  The applicant will also submit a 
landscape management plan to control invasive exotic species within the surface water feature due to heavy 
inundation.  The landscape management plan must be submitted prior to receiving a certificate of occupancy (CO) for 
the parking garage.  The terms and conditions of the applicant’s mitigation plan were approved as part of the NFRMC 
Planned Development (PD) amendment that was recently adopted under City Ordinance No. 180016 (see Exhibit B-6).     
 
The parking garage will be located in both the Medical Services (MD) and Planned Development (PD) zoning districts.  
The MD zoning district allows building heights up to 5 stories by right, and up to 14 stores through the special use 
permit process for hospitals and large-scale medical office facilities.  The PD zoning district permits a 7-story parking 
garage by right under City Ordinance No. 180016, provided the applicant receives a Federal Aviation Administration 
(FAA) determination of no hazard as part of the development plan review.  The applicant must also demonstrate to the 
City that the parking garage will not cause the helicopter flight paths for the NFRMC helistop to be modified in a 
manner that increases the frequency of flights over the single-family residential areas to the east.  
 

ADJACENT PROPERTY CHARACTERISTICS: 

 
Table 1.  Existing Land Use and Zoning  

 

 EXISTING USE(S) LAND USE CATEGORY ZONING DISTRICT 

North Medical Offices / Open Space Office (O) / Conservation 
(CON) 

Medical Services (MD) / 
Conservation (CON) 

South West Newberry Road (SR 26) 
/ Oaks Mall 

N/A / Commercial 
 

N/A / General Business (BUS)  

East Single-Family Residential 
Dwelling Units 

Low Density (1-4 du/acre) 
(Alachua County) 

R-1A / Single-family, Low 
Density (Alachua County) 

West Medical Offices/Facilities Office/Medical (Alachua Co.)  Hospital/Medical (Alachua Co.) 

Note:  The data in Table 1 was obtained from the following sources:  City of Gainesville, Department of Doing, Planning Division, Field Survey, 2018; 
City of Gainesville, Department of Doing, Geographic Information Systems (GIS), 2018; and Alachua County, Growth Management Department, 
Geographic Information Systems (GIS), 2018.  
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Figure 2.  Future Land Use Category Map 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Figure 3.  Zoning District Map 
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The following is an analysis of this application and a recommendation based on the review criteria provided in Section 
30-3.24 of the City Land Development Code:  

 
ANALYSIS  
 
A. The proposed use or development is consistent with the Comprehensive Plan and the Land Development 

Code. 
 

The parking garage will be constructed on a site that is designated for Office (O) land use (see Figure 2).  The 
Office (O) land use category in the Comprehensive Plan allows hospitals and medical uses, and appropriate 
ancillary uses (see Exhibit A-1).  The parking garage is an appropriate ancillary use because it provides needed 
off-street parking for patients, employees and visitors of the North Florida Regional Medical Center (NFRMC) 
campus. The parking garage also reduces the negative effects that surface parking lots have on the aesthetics and 
quantity of open space on the campus.   
 
The parking garage will contain 847 vehicle spaces, which will create excess parking on the North Florida Regional 
Medical Center (NFRMC) campus. The campus is within the Transportation Mobility Program Area (TMPA), where 
Policy 10.6.1 of the Transportation Mobility Element prohibits excess parking (see Exhibit A-2).  Provisions for 
allowing no limit on the number of parking spaces in parking structures is within Section 30-4.21 of Division 4.  
Mixed-Use and Nonresidential (see Exhibit B-2).  The parking garage, however, is subject to the requirements of 
the Medical Services (MD) zoning district in Division 5. Special Districts and the requirements of the Planned 
Development (PD) zoning district in City Ordinance No 180016.  Therefore, to avoid having excess parking, the 
applicant can request board approval of an alternative parking standard that increases the minimum number of 
parking spaces required on the Medical Services (MD) portion of the campus. If approved, the alternative parking 
standard would also apply to most of the remaining campus, since the portion of the Planned Development (PD) 
with an Office (O) future land use category shall be governed as if zoned Medical Services (MD).  The portions of 
the PD with a Conservation (CON) or Recreation (REC) future land use category will not require off-street parking 
because they contain a compatibility buffer and surface water feature (see Figure 2).       
 
CONDITION 1:   PRIOR TO RECEIVING FINAL DEVELOPMENT PLAN APPROVAL IN THE FORM OF A 

BATCH-STAMPED DEVELOPMENT PLAN, THE APPLICANT SHALL OBTAIN CITY 
APPROVAL OF A PARKING STUDY THAT COMPLIES WITH ALL APPLICABLE 
REGULATIONS AND PREVENTS EXCESS PARKING ON THE NORTH FLORIDA REGIONAL 
MEDICAL CENTER (NFRMC) CAMPUS.   

 
Regarding the Land Development Code, the parking garage will be constructed in the Medical Services (MD) and 
Planned Development (PD) zoning districts (see Figure 3).  Since the parking garage (i.e., parking structures) is 
not listed as a permitted use in the Medical Services (MD) zoning district, it will be permitted under Sec. 30-4.5 
(see Exhibit B-4).   This section of the Land Development Code allows an interpretation of permitted uses in a 
particular zoning district in consideration of factors, such as the North Florida Regional Medical Center (NFRMC) 
west parking garage that was constructed in the MD zoning district by right in 2001, and the NFRMC south parking 
garage that was permitted by right when the MD zoning district was applied to the NFRMC campus in 1996.  The 
Planned Development (PD) zoning district permits the parking garage (i.e., parking structures) by right under City 
Ordinance No. 180016, provided the applicant receives a Federal Aviation Administration (FAA) determination of 
no hazard as part of the development plan review.  The applicant must also demonstrate to the City that the 
parking garage will not cause helicopter flight paths for the NFRMC helistop to be modified in a manner that 
increases the frequency of flights over the single-family residential areas to the east. The PD Layout Plan that was 
adopted as an exhibit to the ordinance provides a visual reference for the parking garage location.      
 
CONDITION 2:  PRIOR TO RECEIVING FINAL DEVELOPMENT PLAN APPROVAL IN THE FORM OF A 

BATCH-STAMPED DEVELOPMENT PLAN, THE APPLICANT SHALL SUBMIT TO THE CITY 
MANAGER OR DESIGNEE A FEDERAL AVIATION ADMINISTRATION (FAA) 
DETERMINATION OF NO HAZARD AND WRITTEN PROOF THAT THE PARKING GARAGE 

STAFF ANALYSIS AND RECOMMENDATION:  
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WILL NOT CAUSE HELICOPTER FLIGHT PATHS FOR THE NFRMC HELISTOP TO BE 
MODIFIED IN A MANNER THAT INCREASES THE FREQUENCY OF FLIGHTS OVER THE 
SINGLE-FAMILY RESIDENTIAL AREAS TO THE EAST.   

   
Other findings of staff that were obtained as a result of comparing the parking garage to the requirements of the 
Comprehensive Plan and Land Development Code are provided in the City Technical Review Committee (TRC) 
conditions in Appendix C.  
 

B. The proposed use or development is compatible with the existing land use pattern and future uses 
designated by the Comprehensive Plan.  Factors by which the compatibility of the proposed use or 
development shall be reviewed include scale, height, mass and bulk, design, intensity, and character of 
activity. 

 
The parking garage will be constructed as an ancillary use to existing hospital and medical facilities on the NFRMC 
campus.  These existing uses form a land use pattern that is compatible with the underlying Office (O) future land 
use category. The height and scale of the parking garage are comparable to adjacent multi-story buildings, as well 
as a 7-story patient tower proposed on the south side of the NFRMC campus.    
 

C. The proposed use will not adversely affect the health, safety, and welfare of the public. 

 
Based on the applicant’s letter in Appendix B, the parking garage is expected to comply with the City’s General 
Environmental Performance Standards, which are intended to protect the health, safety and welfare of the public.    
Failure to comply with these or any other requirement of the City Land Development Code shall cause the Special 
Use Permit (SUP) to become null and void. 
 
CONDITION # 3:  FAILURE ON THE PART OF THE APPLICANT/OWNER TO COMPLY WITH THE CITY LAND 
DEVELOPMENT CODE SHALL RESULT IN REVOCATION OF THE SPECIAL USE PERMIT.   

 
D. Ingress and egress to the property, proposed structures, and parking/loading/service areas is provided 

and allows for safe and convenient automobile, bicycle, and pedestrian mobility at the site and 
surrounding properties. 

 
Ingress and egress to the parking garage will be designed in consideration of adjacent developments to eliminate 
traffic conflicts on NW 10

th
 Place.  Curb ramps will be provided at the parking garage access drives for handicap 

accessibility.  Sidewalks and striped crosswalks are proposed on NW 10
th
 Place to make pedestrian access safe 

and convenient.   No sidewalk is proposed on the northeast corner of the project site due to the low topography.  
(See Appendix E.)  
 

E. Off-street parking, service, and loading areas, where required, will not adversely impact adjacent 
properties zoned for single-family residential use. 
 
The project site is located on the interior of the North Florida Regional Medical Center (NFRMC) campus, such that 
the parking garage, service and loading areas will not be adjacent to properties for single-family residential use.   
 

F. Noise, glare, exterior lighting, or odor effects will not negatively impact surrounding properties. 

 
According the applicant’s written response to the City’s General Environmental Performance Standards in Sec. 30-
8.2 of the Land Development Code, the parking garage is not expected to negatively impact surrounding properties 
with noise, glare, exterior lighting, or odor effects. The applicant must further demonstrate to the City compatibility 
with surrounding properties with the submission of a required Federal Aviation Administration (FAA) determination 
of no hazard, as well as written proof that the parking garage will not cause helicopter flight paths to be modified in 
a manner that increases the frequency of flights over the single-family residential areas to the east.  
 

G. There is adequate provision for refuse and service/loading areas, and these areas shall be reviewed for 
access, screening, location on the site, and pedestrian/bicycle mobility and safety.  Outdoor storage or 
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display areas, if included, will not adversely impact surrounding properties and shall be reviewed for 
screening and location on the site.  

 
The City Public Works Department will determine the location of refuse and service/loading areas, if needed, 
before the final development plan is approved. These facilities will be reviewed for proper screening, location, 
access and pedestrian/bicycle mobility and safety at this time.  No outdoor storage or display areas are shown on 
the associated development plan.   
 

H. Necessary public utilities are available to the proposed site and have adequate capacity to service the 
proposed use or development. 

 
Based on comments from Gainesville Regional Utilities (GRU) in Appendix C, necessary public utilities with 
adequate capacity are available to service the parking garage.  However, GRU has requested that the applicant 
provide additional utility information before the final development plan is approved.  
 

I. Screening and buffers are proposed of such type, dimension, and character to improve compatibility and 
harmony of the proposed use and structure with the uses and structures of adjacent and nearby 
properties. 

 
The parking garage is located on a private street, as well as on the interior of the North Florida Regional Medical 
Center (NFRMC) campus.  Although no perimeter landscape buffers are required, the applicant has proposed a 6-
foot high chain link fence with mesh in front of the ground level parking area on NW 10

th
 Place.  These materials 

are typically used for construction purposes, while City codes require decorative material for screening.  Therefore, 
to create a more aesthetically pleasing view of ground level parking from the street and other properties, staff 
recommends that the parking garage be screened along NW 10

th
 Place using the screening requirements for 

transect zones in Article IV; or the screening requirements for non-transect zones in Article VIII; or a combination 
of the two requirements.  
 
CONDITION # 4:  THE PARKING GARAGE SHALL BE SCREENED USING THE SCREENING 
REQUIREMENTS FOR TRANSECT ZONES IN ARTICLE IV OF THE LAND DEVELOPMENT CODE ; OR THE 
SCREENING REQUIREMENTS FOR NON-TRANSECT ZONES IN ARTICLE VIII OF THE LAND 
DEVELOPMENT CODE; OR A COMBINATION OF THE TWO REQUIREMENTS TO SCREEN GROUND LEVEL 
PARKING FROM NW 10

TH
 PLACE. 

 
J. The hours of operation will not adversely impact adjacent properties zoned for single-family residential 

use. 
 

The project site is not located adjacent to properties zoned for single-family residential use.  The applicant’s letter 
of response to the City’s General Environmental Performance Standards for noise, glare, exterior lighting, or odor 
identifies no adverse impacts.    
 

K. Any special requirements set forth in the Land Development Code for the particular use involved are met.  
 

Construction of the parking garage will be subject to the special requirements of the Airport Height Notification 
Zone in Article IV of the Land Development Code (see Exhibit B-7).  As per the requirements of the Planned 
Development (PD) zoning district, approved under City Ordinance No. 180016, the applicant must receive a 
Federal Aviation Administration (FAA) determination of no hazard as part of the development plan review.  The 
applicant must also demonstrate to the City that the parking garage will not cause helicopter flight paths for the 
NFRMC helistop to be modified in a manner that increases the frequency of flights over the single-family 
residential areas to the east. 

 

RECOMMENDATION 
 
Staff recommends approval of Petition PB-18-111 SUP, subject to compliance with all applicable regulations and the 
conditions recommended in the staff report and Appendix C.  
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DRAFT MOTION FOR CONSIDERATION 
 
I move to approve Petition PB-18-111 SUP, subject to compliance with all applicable regulations and the conditions 
recommended in the staff report and Appendix C.  

 
The demand for off-street parking has increased on the North Florida Regional Medical Center (NFRMC) campus.  To 
meet this demand and better serve the healthcare needs of the community, the applicant is requesting a Special Use 
Permit (SUP) and associated development plan to add 847 new parking spaces on the campus.  The Medical Services 
(MD) zoning on the campus was adopted in 1996, following the City’s annexation of the NFRMC campus in 1994.  The 
Planned Development (PD) zoning on the campus was amended on August 2, 2018, under City Ordinance No. 
180016, to allow a seven-story parking garage.     
 

POST- APPROVAL REQUIREMENTS: 

 
The applicant must submit all required documents, meeting board-approved conditions, to the City Planning Division 
on a designated resubmittal date.  Once it is determined that all submittal requirements and board-approved conditions 
have been met, the applicant can be issued a final development order in conjunction with the requested Special Use 
Permit (SUP).   

 

LIST OF APPENDICES: 

 
Appendix A Comprehensive Plan Goals, Objectives and Policies 
  Exhibit A-1:  Future Land Use Element, Policy 1.1.1 
  Exhibit A-2:  Transportation Mobility Element, Policy 10.6.1 

 
Appendix B Land Development Code 
  Exhibit B-1:  Section 30-3.24. Review Criteria. 
  Exhibit B-2:  Section 30-4.21. Division 4.  Mixed-Use and Nonresidential  
  Exhibit B-3:  Division 5. Special Districts 
  Exhibit B-4:  Section 30-4.5. Interpretation of Uses. 

Exhibit B-5:  Section 30-8.2. General Environmental Performance Standards Letter  
  Exhibit B-6:  City Ordinance No. 180016 
  Exhibit B-7:  Section 30-4.26.  Airport Zoning Overlay  

 
Appendix C   Technical Review Committee (TRC) Conditions 
 
Appendix D Supplemental Documents 

 Exhibit D-1:    Applications 

 Exhibit D-2:   Tree Removal Permit and Replanting Agreement 
 Exhibit D-3:    Public Notice Signage Affidavit 
 Exhibit D-4:    Cover Letter 
 Exhibit D-5:    Neighborhood Meeting Package 
 Exhibit D-6:    Invasive Exotic Plant Management Plan 
 Exhibit D-7:    Property Ownership Documents 
 Exhibit D-8:    Special Use Permit Justification Report 
   

Appendix E Development Plan 
 

BACKGROUND: 
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