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PD Amendment Overview 

 Amend the current text of the PD Ordinance 
with revised development standards related 
to Unit 5, Phase II of the Blues Creek PD 

 
 Revise the PD Layout Plan to reflect a new 

conceptual lot layout and depict revisions to 
access, conservation areas,  and utility line 
connections. 
 

 
 



Site Aerial  



Project overview 

 Original Planned Unit Development approved 
in Alachua County 7/21/81 
 County PUD was amended in 1999 with a 

revised Master Plan 
 Portions of the overall development were 

subsequently annexed into the City between 
2001-2005.  
 City land use and PD zoning were applied to 

the property in 2003 and 2005. 



Project overview 

 Overall development: 300 acres 
 Unit 5, Phase 2: 36.7 acres 
 Mix of single family detached and attached 

units 
 Unit 5, Phase 2 will be limited to detached 

single family units only 
 3.82 acres of wetlands and 3.82 acres of 

wetland buffers within Unit 5, Phase 2.  
 Part of the Millhopper Flatwoods Strategic 

Ecosystem area 



Blues Creek Development 

Unit 5, Phase 2 



Blues Creek Development 



Blues Creek Development 



Blues Creek Development 



Site Aerial  



Site Aerial  



PD Layout Plan changes 

 Currently regulated by the 1999 Master Plan 
for Blues Creek 
 Revisions include: 

 Illustration of 44 new lots proposed as Unit 5, 
Phase 2 (reduced from the 72 lots currently 
shown on the PD Layout plan) 

 Illustration of conservation areas for Unit 5, Phase 
2 (primarily for environmental set-asides) 

 Illustration of a proposed 40 foot wide perpetual 
ingress/egress and public utilities easement to 
provide private drive access to Lots 37-44 

 
 

 
 
 



PD Layout Plan changes 

 Revisions continued: 
 Minor adjustment to the city limits line to 

correctly reflect the City of Gainesville city limits. 
 Addition of the conceptual location of 3 

underground utility crossings between Units 2 and 
5 that cross the area labeled “drainage easement, 
developed recreation, & conservation area.” 

 Annotation of the location of Unit 7 as approved 
by final plat on 6/11/07 by City Resolution 060095 
 

 

 
 

 
 
 



Current 1999 Blues Creek Master Plan 



PD Layout Plan Alternatives 

 Applicant has proposed minor revisions to the 
originally proposed layout along with 2 
additional alternative layouts based on City 
Commission direction for consideration: 

 
 

 
 

 
 
 



PD Layout Plan Alternative 1 

 Original layout with the following revisions: 
 Addition of text requiring a “shared pedestrian 

facility” flush with the pavement to be provided 
within the 40’ ingress/egress easement serving 
lots 37-44. 

 Design will be approved by the Public Works 
Department and City Commission as part of the 
subsequent design plat phase  

 Includes both options for either a lift station 
(sewer) or underground utility connections 
(water, sewer, electric) 
 

 

 
 

 
 
 



 

Alternative 1: Blues Creek PD Layout Plan 



PD Layout Plan Alternative 2 

 Shifts the 4 southernmost lots (41-44) to the 
northeast portion of Unit 5, Phase 2 

 Corresponding reduction in the length of the 40’ 
ingress/egress easement 

 Reduction in the average size of the proposed lots 
from 1/3 acre to 1/4 acre 

 “Shared pedestrian facility” proposed within the 40’ 
ingress/egress easement 

 Increase of 0.1 of an acre of total conservation area 
 Includes both options for either a lift station (sewer) or 

underground utility connections (water, sewer, electric) 
 

 
 

 
 

 
 
 



 

Alternative 2: Blues Creek PD Layout Plan 



PD Layout Plan Alternative 3 

 Shifts the 8 southernmost lots (37-44) to the 
northeast portion of Unit 5, Phase 2 
 Eliminates the 40’ ingress/egress easement  
 Reduction in the average size of the proposed 

lots from 1/3 acre to 1/4 acre 
 Increase of 1.73-acres of total conservation 

area 
 Includes both options for either a lift station 

(sewer) or underground utility connections 
(water, sewer, electric) 
 

 
 

 
 

 
 
 



 

Alternative 3: Blues Creek PD Layout Plan 



PD Ordinance Text Changes 

 Lot and building revisions: 
 Reduction of the number of proposed lots listed 

within Unit 5 from 82 to 54 (10 lots are built = 44 
lots to be developed) 

 Minimum lot size of 1/3 1/4 of an acre and lot 
lines shall not be located within wetlands or 
wetland buffer areas for Unit 5, Phase 2 

 Per GFR discussions, housing units within Unit 5, 
Phase 2 shall be equipped with single family 
residential sprinkler systems 

 
 

 
 



PD Ordinance Text Changes 

 Lot and building revisions: 
 Unit 5, Phase II setbacks:  
 Front: 20’ or the minimum front setback footage at the 

85 foot lot width 
 Side: 7.5’ 
 Side (street): 10’ 
 Rear: 20’ 

 Unless otherwise specified dimensional standards 
of the City’s RSF-1 zoning district would apply 

 
 

 
 



PD Ordinance Text Changes 

 Utilities and conservation areas: 
 Allowance for 3 underground utility crossings for 

electric, water, and/or sewer between Units 2 and 
5 as conceptually depicted on the PD Layout Plan 
within the “drainage easement, developed 
recreation & conservation area.”  

 The utility crossings will be constructed using the 
jack and bore method underground non-open cut 
type only (no surface disturbance). The sewer line 
is required to be encased in steel per GRU 
water/wastewater design standards and FDEP. 

 
 
 



PD Ordinance Text Changes 

 Utilities and conservation areas: 
 Development activity within the “drainage 

easement, developed recreation & conservation 
area” shall be consistent with the Suwannee River 
Water Management District permit. 

 Drainage and utility easements and facilities are 
permitted within the conservation management 
areas consistent with the approved conservation 
management plan.  

 
 
 



PD Ordinance Text Changes 

 Utilities and conservation areas: 
 Lift station allowance in lieu of the sewer line 

connection (Recommended against by the Plan 
Board). 

 Final location of the lift station determined at the 
design plat phase. 

 Conservation areas depicted on the PD Layout Plan 
including the 90-acre “drainage easement, 
developed recreation & conservation area” will be 
part of a Conservation Management Area (CMA) 
with a Conservation Management Plan (CMP) to be 
developed and approved during the final plat stage.  

 
 
 



PD Ordinance Text Changes 

 Access: Alternative 1 
 Access to Lots 1-36 shall be provided via a 50’ 

publicly dedicated rights-of-way. 
 Access to Lots 37-44 shall be provided via a 40’ 

perpetual ingress/egress easement with a “shared 
pedestrian facility” flush with the pavement. 

 Design subject to review by Public Works and final 
approval of City Commission.  

 Low impact design (LID) technique to avoid 
impacting wetlands and minimize encroachments 
into the wetland buffers. 

 
 
 



PD Ordinance Text Changes 

 Access: Alternative 2 
 Access to Lots 1-40 shall be provided via a 50’ 

publicly dedicated rights-of-way. 
 Access to Lots 41-44 shall be provided via a 40’ 

perpetual ingress/egress easement with a “shared 
pedestrian facility” flush with the pavement. 

 Design subject to review by Public Works and final 
approval of City Commission.  

 Low impact design (LID) technique to avoid 
impacting wetlands and minimize encroachments 
into the wetland buffers. 

 
 
 



Shared street examples 

National Association of City Transportation Officials 

Seattle Street Edge Alternative (SEA) project 

Example of German Spielstrassen shared  street 



PD Ordinance Text Changes 

 Access: Alternative 3 
 Access to all lots (1-44) shall be provided via a 50’ 

publicly dedicated rights-of-way. 

 
 
 



PD Ordinance Text Changes 

 Tree preservation and misc. 
 Allowance for limited encroachment into the 35’ wetland 

buffer provided that the overall 50’ average buffer is 
provided.   

 Existing trees shown to be preserved on the construction 
plans may be used to meet the shade tree requirements 
along roadways in Unit 5, Phase 2 as approved by the 
Urban Forestry Inspector. 

 Updating the PD text to reflect the annexation dates and 
City zoning amendments. 

 Updating the site data information tables and Unit mix 
tables. 

 Adding a trip generation note for Unit 5, Phase 2. 

 
 
 



PD Objectives and 
Comprehensive Plan 

 The proposed amendments conform to the PD 
objectives listed in the Land Development 
Code Section 30-211(b). 
 The proposed PD layout plan(s) and 

development standards utilize innovative 
techniques (LID, CMA, CMP, and reduction in 
the number of lots) to avoid impacts to 
wetlands, wetland buffers, and Strategic 
Ecosystems. 



PD Criteria 

 Consistent with the City’s Comprehensive Plan 
 Future Land Use Element: Objective 3.1 and Policy 

3.1.1 (Protect environmental resources through 
the Code and development review) 

 Potable Water/Wastewater Element: Policy 3.3.2 
and Objective 1.4 (Utilize existing utility 
connections where available) 

 Conservation, Open Space, and Groundwater 
Recharge Element: Policy 1.1.1 (Protect resources 
through the City’s environmental regulations in 
the land development code)  



PD Criteria 

 Consistent with the City’s Comprehensive Plan 
 Transportation Mobility Element: Objective 2.1.6 

and 2.1.10 “Complete Streets” and “Context 
Sensitive Design” 

 Intent of the policies are met due to the presence 
of sensitive environmental features and the need 
to avoid impact to those resources through 
alternative access design. The provision of a 
“shared pedestrian facility” as part of the 
proposed private drive will provide a delineated 
area designed to enhance pedestrian safety  



PD Criteria 

 Concurrency:  
 Located within Transportation Mobility Program 

Area (TMPA) Zone B 
 TMPA and other concurrency requirements will be 

met at final plat stage. 

 Compatibility: 
 No internal or external compatibility issues 

 Intensity of development: 
 Reduction in the number of lots within Unit 5, 

Phase 2 



PD Criteria 

 Usable open spaces, plazas and recreation 
areas: 
 Conservation areas including the 90-acre 

“drainage easement, developed recreation & 
conservation area” will be placed in a CMA. 

 Environmental constraints 
 Regulated resources found and described on the 

property include wetlands, strategic ecosystem, 
and listed species.  
 



Wetlands and Wetland Buffers 

 



Strategic Ecosystem Overlay 

 



Listed Species Location Map 



PD Criteria 

 Environmental constraints (cont.) 
 The proposed Planned Development Amendment 

and PD layout(s) complies with the requirements of 
the environmental regulations of City of Gainesville 
Land Development Code Sections 30-300 and 30-
310 (Level 1 Review).   

 Proposed set-asides will include 35% of upland 
areas (11.42-acres) within Unit 5, Phase 2 and 62% 
of the overall 126.99 acre planning parcel in 
compliance with the City’s Natural and 
Archeological Resources provisions. 
 



Upland Set-Aside Map (Alt 1) 

 



PD Criteria 

 Environmental constraints (cont.) 
 Prior to approval of final subdivision development 

plans and final plat, the establishment of the CMA, 
CMP, and legal protection documents for the set-
aside/mitigation areas described above must be 
fully completed and recorded.  
 



PD Criteria 

 Internal and external transportation access: 
 Entrance on 43rd Street 
 Internal street network access via stub out on NW 

80th Avenue. 

 Provision for the range of transportation 
choices: 
 Publicly dedicated right-of-way portion will have 

sidewalks on both sides of the street. 
 Private ingress/egress easement will have a 

“shared pedestrian facility” flush with the 
pavement. 
 
 



Recommended PD Condition 

Condition 1:   
Each housing unit within Unit 5, Phase 2 shall 
provide a residential sprinkler system in 
compliance with the current edition of the 
National Fire Protection Association NFPA 13D: 
Standard for the installation of sprinkler systems 
in one- and two-family dwellings and 
manufactured homes requirements for one-
family dwellings.  

 



Related Petitions 

 Design Plat (DB-15-114 SUB) (Final approval 
by City Commission needed) 
 Lift station location 
 Design of ingress/egress easement and shared 

pedestrian facility (if applicable) 

 Construction Plans 
 Final Plat (Final approval by City Commission 

needed) 
 

 
 



Staff Recommendation:  

 
Approval of the proposed text amendments 

to the PD Report and PD Layout Plan with 
the staff recommended condition for the 
Blues Creek Planned Development 

 
 Plan Board Recommendation: 3-1 for 

approval of the petition without allowance 
for a lift station. 
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