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▪ Owner Representatives
– Tim Jackson, PE, Director, Real Estate, Weyerhaeuser NR Company

– Greg Galpin, Senior Manager, Planning, Weyerhaeuser NR Company

▪ Planning
– Frances Marino, femme by design, llc

– Clay Sweger, AICP, LEED AP, eda engineers-surveyors-planners, Inc.

– Stephanie Sutton, Project Manager, eda engineers-surveyors-planners, Inc.

– Onelia Lazzari, AICP, Senior Planner, eda engineers-surveyors-planners, Inc.

▪ Engineering
– Rory Causseaux, PE, Founder, CHW, Inc.

▪ Environmental
– Peter Wallace, President, Ecosystem Research Corporation

– W. Michael Dennis, PhD, President, Breedlove Dennis Associates

▪ Transportation
– Amber Lee Gartner, PE, Kimley-Horn

▪ Legal
– David Coffey, Esq., Coffey & Coffey

Gainesville 121 Team
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Regional Context



Comprehensive Plan – Established Development Rights 

2009
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Policy 4.3.4 established detailed and 

specific development program and 

requirements:

 100,000 sq. ft. nonresidential

 1,890 Residential Units 

 Extensive Environmental Protection 

Requirements

 Extensive Placemaking Standards 

 City & State Specifically 

Determined Policy 4.3.4 is not 

“Sprawl”



Quasi-Judicial Determination
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Florida Supreme Court - 1993:

Zoning is quasi-judicial, i.e. policy application –

not policy-making.

The question is whether zoning:
 Is Consistent with Comprehensive Plan, and

 Complies with all procedural requirements of the 

zoning ordinance

This hearing is for the Commission to “make a 

determination as to whether this petition meets the 

stated criteria in the Land Development Code and 

Comprehensive Plan.”



Quasi-Judicial Determination
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 Proposed Zoning is Consistent with Comp 

Plan and Complies with Zoning Ordinance as 

evidenced by: 

 PD Application 

o Consistency Analysis

o PD Report

o PD Layout Plan

 Staff Reports & Responses

 Plan Board Findings

 Testimony & Evidence



Quasi-Judicial Determination—Application 2017
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Quasi-Judicial Determination—Staff Reports 2017, 2018
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Staff to City Plan Board 

October 15, 2017

City Plan Board to City Commission

October 26, 2017

Staff to City Commission

January 18, 2018

Recommends Approval with Conditions

Recommends Approval with Conditions



Quasi-Judicial Determination—Staff Reports
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Extensive staff analysis 

concludes PD consistent 

with Comprehensive Plan 

and Land Development 

Code except for perpetual 

silviculture in CMAs.



Quasi-Judicial Determination—Application Today
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Application 2017 as modified by Applicant’s letters of May 28, 

2019 & June 3, 2019 excluding perpetual silviculture.



Future Land Use Policy Requirements
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Policy 4.3.4 

 Environmental Protection 

 Built Environment

 Affordable Housing



 ENVIRONMENTAL PROTECTIONS

 40-50% Upland Set Aside

 Ecosystems Protected

 Conservation Management Areas

 Conservation Easements 

 No Wetland Impacts (except 
crossings)

Future Land Use Policy 4.3.4
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 Approved by City June 6, 2017
based on Natural Area Resource 
Assessment

 Includes 1,161 acres of the 

1,779 acres in  the Planning 

Parcel 

o 100% of Wetlands (except 

crossings)

o 42% of Uplands

o 65% of Planning Parcel

 Includes Most Conservation Land 

Use Areas & Significant Single-

Family Residential Land Use Areas

Future Land Use Policy 4.3.4



Future Land Use Policy 4.3.4
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Single-Family Detached to Conservation Management District  = 165 acres

Residential to Conservation Management District  = 136 acres

PUD to Conservation Management District = 45 acres



 ENVIRONMENTAL PROTECTIONS (CONTINUED)

 Low Impact Development (stormwater)

 Extraordinary Floodplain Protection

 Limitation on Use of Turf

 Reuse of Stormwater 

 Florida Friendly Plants and Natives

 Use of Low-Volume Irrigation

 Retain Rural Character along SR 121

Future Land Use Policy 4.3.4



 BUILT ENVIRONMENT

Future Land Use Policy 4.3.4

 Traditional Neighborhood 

Development
• Mixed Use – Residential and Non-

Residential

• Range of Housing Types & Densities

o Attached and Detached

o Apartments, Townhomes, 

Single-Family

 Pedestrian “Friendly” 
• Safe,  Traffic Calmed Streets

• Network of Streets with:

o Sidewalks

o Street Trees

o Narrow Street Widths

o On-street Parking



 Affordable Housing

 Accessory Dwelling Units Allowed By Right 
(except adjacent to Eryn’s Garden 
Subdivision)

 5% of Residential Units Must Conform to 
Affordable Housing Standard

 Prevents “Leapfrog” 
Development

 No Rezoning North of Phase Line Before 75%  
of Infrastructure South of Phase Line is 
Complete

Future Land Use Policy 4.3.4
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Phase Line



 South of Phase Line Only
 Everything Except Conservation Land Use

 Districts
 Mixed Use

 Residential

 Single Family Residential

 Conservation Management

 Utility Easement

 Development Program
 1,300 Residential Units

 30,000 Sq. Ft. Non-Residential

Planned Development (PD)



▪ Up to 30,000 S.F. Non-Residential

▪ Minimum 668 Residential Units 

▪ All Housing Types Allowed

PD: 



PD: 

“Traditional Neighborhood Development” 

Pattern Required

Create ‘Sense Of Place’ Through:
 Pedestrian & Bicycle Friendly

 Small Blocks 

 Traffic Calming

o On-Street Parking

o Street Trees 

 Ample Sidewalks

 Buildings Entrances Oriented To Streets

 Parking At Rear And Sides Of Buildings

 Parks & Civic Spaces Within  5-minute Walk Of 

Most Residences

 Mixing Residential & Non-Residential Uses

Concentrate All Non-Residential And 

Highest Density Residential In The Core 



PD: 

Traditional Neighborhood 

Development Pattern Allowed & 

Encouraged Throughout

Wide Range Of Residential Uses 

And Building Types Allowed

Densities Taper Off With 

Distance From The Mixed Use 

District 

Parks, Recreation, Open Spaces 

And Other Civic Spaces Shall Be 

Located Within A 5-minute Walk 

Of Most Residences



PD: 

 Uses & Activities Governed by CMA Management Plan



 Development Standards Tables

 Complete Streets

 Low Impact Development Stormwater Management

PD: Development Standards
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PD: Development Standards
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PD: Complete Context Sensitive Streets

 PD incorporates standards of FDOT’s TND 

Handbook and ITE’s Designing Walkable 

Urban Thoroughfares: A Context Sensitive

Examples of standards employed by PD:

 Narrow Collector Street Travel Lanes (10’)

 Narrow Local Street Travel Lanes (9’)

 Narrow Parallel Parking Lanes (7’)



 LID Strategies To Be Used:
 Traditional Neighborhood Development Pattern

 90% Of Floodplain Kept Free Of Development

 Clustered Development

 Narrowed Street Widths 

 Narrow Lot Widths

 Minimal Building Setbacks

 Smaller Parking Spaces and Narrowed Drive 
Aisles

 Grass Swales, Bioretention Areas Or Rain Gardens

 Permeable Pavement

 Reuse Of Stormwater For Irrigation 

 Use Of Low Volume Irrigation 

 Limitations On Use Of Turf 

 Minimize Use Of Fertilizers

 Minimize Use Of Potable Water For Irrigation

 Use Of Florida Friendly And Native Plants  

 Streets Without Curb & Gutter To Make 
Bioretention Areas Possible

PD: Low Impact Development (LID)
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Architectural Pattern Guidelines 
Provided In PD Report

“The American vernacular of the 
pre-1940 South, found in early St. 
Augustine, Charleston, Savannah 
and Key West serve as climate 
adapted precedents.”

“Elements of Low Country, 
Southern Traditional, Cracker and 
Craftsman styles are welcomed at 
Gainesville 121.” 

PD: Architectural Pattern
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PD: Development Standards – Potential Community 

Future City Park



PD: Development Standards – Potential Community 



Regional Context



▪ To be added.

PD: RECOMMENDATION
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Find that PD is:

Consistent with 

Comprehensive Plan 

Policies; and

Complies with all 

requirements for PD 

zoning.



▪ To be added.

PD: RECOMMENDATION
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 Approve Staff 

Recommendation 

Option # 2



Q&A


