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Phone: 352-334-5022 

APPLICATION—CITY PLAN BOARD 

Planning & Development Services 
 

OFFICE USE ONLY 

Petition No. _____________________ Fee: $____________________________ 

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

Tax Map No. ____________________ Receipt No. _______________________ 

Account No. 001-670-6710-3401 [ ] 

Account No. 001-670-6710-1124 (Enterprise Zone) [ ] 

Account No. 001-670-6710-1125 (Enterprise Zone Credit [ ] 
 

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

Name: Iris McWilliams  Name: Brown & Cullen, Inc. 

Address: 2001 Kirby Drive, Suite 909  Address: 3530 NW 43rd Street 

 Houston, Texas 77019  Gainesville, Florida 32606 

Phone: (713) 885-5025 Fax:    Phone: (352) 375-8999  Fax: (352) 375-0833 
(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 [X] Master Flood Control Map [ ] 

Present designation:  Present designation: 

Automotive Oriented 

Business District (BA) 

Other [ ] Specify: 

Requested designation:  

 

Requested designation: 

Mixed Use 1 (MU-1) 

 

 

INFORMATION ON PROPERTY 

1. Street address:2029 NW 13
th

 Street 

2. Map no(s): 3750 

3. Tax parcel no(s): 09971-000-000 

4. Size of property:       0.71        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. 

5. Legal description (attach as separate document, using the following guidelines): See 

Attachment 1. 
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). 

 

Certified Cashier’s Receipt: 
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Neighborhood Workshop

A neighborhood workshop will be held to discuss a City of Gainesville Future Land Use 
Amendment and Rezoning for Alachua County Tax Parcel No. 09971-000-000 located on 
approximately 0.71 acres at 2029 NW 13th Street. The existing future land use is Commercial 
and zoning is Automotive Oriented Business (BA) and the proposed future land use is Mixed 
Use Low (10 to 30 units per acre) and zoning is MU-1. This is not a public hearing. The purpose 
of the workshop is to inform neighboring property owners of the nature of the proposal and to 
seek comments.

Date: Thursday, October 11, 2012
Time: 6:30 p.m
Place: Former Car Dealership

2029 NW 13th Street; Gainesville, Florida

Contact person: Stuart Cullen, P.E., Brown & Cullen Inc. (352) 375-8999

This is not a public hearing. The purpose of the workshop is to inform neighboring 
property owners about the nature of the proposal and to seek comments. You are 
invited to attend. We look forward to seeing you at the meeting. 

Mailed September 27, 2012
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Neighborhood Workshop Summary 
For 

Hidden Lake Comprehensive Plan Amendment and Rezoning 
 

October 11, 2012 
 

 
The neighborhood workshop for the Hidden Lake Comprehensive Plan Amendment and 
Rezoning was held Thursday, October 11, 2012 at 6:30 pm at the former Brasington 
Cadillac Oldsmobile site at 2029 NW 13th Street. Stuart Cullen of Brown & Cullen, Inc. 
(BCI), Art Stockwell and Andy Hogshead of Collier Companies were in attendance to 
present the project.   
 
There were four (4) attendees, of which three (3) were neighbors and one was an 
interested citizen.  Stuart Cullen presented the nature of the land use changes and 
rezoning and their relationship to other parcels in the areas.  He identified that the longer 
term plan encompasses expansion of the Hidden lake Apartment complex by the 
addition of a new entrance on NW 13th Street.  There was good discussion regarding 
bicycle and pedestrian corridors and the restricted 13th Street R/W for appropriate 
bicycle paths.  There was also further discussion on the need for more apartments and 
the redevelopment of the NW 13th street corridor.  In general, it appeared that the land 
use and rezoning change for the 13th Street parcel was appropriate and the mixed use 
zoning would be appropriate.  There were mixed feelings and discussion regarding the 
land use and rezoning of the conservation zoned area.  At the end of the meeting Stuart 
explained the schedule for the land use and zoning changes. 
 
The meeting was adjourned at approximately 7:30 PM. 
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Hidden Lake 

Phase 2 
Comprehensive Plan 

Amendment and 

Rezoning Report 

October 15, 2012 

Revised January 3, 2013 
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Hidden Lake Phase 2 Comprehensive Plan Amendment and Rezoning Report  
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Hidden Lake Phase 2 – Conservation - Comprehensive Plan Amendment and Rezoning Report 1 

1.0 Statement of Proposed Change  

This Small-Scale Comprehensive Plan Amendment 
(CPA) and Rezoning proposes a change of the future 
land use designation and zoning category for Parcel 
No. 09971-000-000. The 0.71-acre property is located 
in the 2000 block of Northwest 13th Street and includes 
a portion of the former Brasington Cadillac Oldsmobile 
(BCO) site that has been vacant for approximately four 
years. The existing Future Land Use is Commercial 
and the existing zoning designation is Automotive 
Oriented Business District (BA). The proposed Future 
Land Use is Mixed Use Low Intensity (MUL) (8-30 units 
per acre) and the proposed zoning is MU-1.  
 
The area surrounding the site along NW 13th Street is 
characterized by a mix of uses including small offices, 
larger office complexes, restaurants, retail, and 
educational facilities associated with Gainesville High 
School. The majority of the NW 13th Street corridor 
beginning north of NW 39th Avenue to south of NW 8th 
Avenue has Mixed Use Low or Medium Future Land 
Use and zoning as shown in purple on Figure 1. There 
are several exceptions to this including the circled BCO 
property and Gainesville High School.   
 
 
 
 
 
Table 1: Surrounding Property Designations and Use  

Direction Future Land Use Zoning Current Use 

North Mixed Use Low MU-1 Commercial, Restaurants 

South Mixed Use Low MU-1 Commercial, Offices 

East Mixed Use Low, 
Conservation, Single 
Family, Residential 
Medium 

MU-1, CON, RMF-6, 
RSF-1 

Vacant property, Hidden 
Lake Apartments and 
associated conservation 
area, single family homes 

West Mixed Use Medium, 
Education 

MU-2, ED Office building, Vacant 
restaurant, Gainesville High 
School  

 

Figure 1: NW 13
th

 St Mixed Use Corridor 

GHS 
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Hidden Lake Phase 2 – Conservation - Comprehensive Plan Amendment and Rezoning Report 2 

Figure 2: Existing Future Land Use 

Figure 3: Existing Zoning 

1.1 Existing Future Land Use and Zoning Designations 

As shown on Figures 2 and 3, the BCO property has a Future Land Use of Commercial and a 
zoning designation of Automotive Oriented Business District (BA). The BA zoning district was 
established for “commercial uses involved in automotive sales, services and related activities as 
well as other large scale commercial uses with similar locational needs.” The NW 13th Street 
corridor is not characterized by commercial uses associated with automotive related activities 
and is not appropriate for such uses.  
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Hidden Lake Phase 2 – Conservation - Comprehensive Plan Amendment and Rezoning Report 3 

1.2 Proposed Future Land Use and Zoning Designations 

The proposed Future Land Use and Zoning designations are Mixed Use Low Intensity and MU-
1. The purpose of the mixed use zoning district is to “offer a mixture of residential, convenience-
type retail, professional and consumer service uses primarily for residents of mixed-use and 
adjacent residential neighborhoods.”  Additionally, it was “established to allow uses compatible 
with each other and with surrounding residential areas to be developed near each other.” The 
site is located proximate to existing mixed use areas, single family residential areas and multi-
family units and is an ideal location for additional mixed use property.  

1.3 Justification 

Future Land Use Element Policy 4.1.3 in the City of Gainesville Comprehensive Plan states that 
the City reviews proposed amendments to the Future Land Use map by considering the 
following factors:  
 

1. Overall compatibility of the proposal;  
2. Surrounding land uses;  
3. Environmental impacts and constraints;  
4. Whether the change promotes urban infill; and 
5. Whether the best interests, community values, or neighborhood support is achieved. 

 
The proposed amendment complies with each of the factors. The proposed FLU is compatible 
with the vision for the mixed-use activity centers near major roadway nodes and the surrounding 
land uses as the entire NW 13th Street corridor is currently categorized as mixed use. The site 
does not have any environmental impacts or constraints as the site is currently vacant and has 
been developed for decades. The change promotes urban infill and redevelopment by allowing 
additional uses on the property that are not currently allowed in Automotive Oriented Business 
areas.  
 
Additionally, the property is located adjacent to NW 13th Street in the City's Central Corridor 
District. The Central Corridors District was created to promote a “vibrant mix of commercial, 
office, retail and residential uses in close proximity” along major corridors in the city.  Amending 
the FLUM and zoning map to mixed use low intensity will further the goals of the Central 
Corridor District.  
 

2.0 Application Questions  

2.1 Vacant Property Analysis 

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? 
 
There are properties or vacant buildings within ½ mile of the site that have the property land use 
and zoning, but these sites are not relevant to the proposed amendment as this amendment will 
bring the site into conformance with the existing mixed use corridor along NW 13th Street. The 
property will be an extension of the existing Hidden Lake apartment complex located to the east 
of the property and will provide an alternate vehicular, pedestrian and bicycle connection to the 
corridor.  
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Hidden Lake Phase 2 – Conservation - Comprehensive Plan Amendment and Rezoning Report 4 

2.2 Nonresidential Impacts  

If the request involves non-residential development adjacent to existing or future residential, 
what are the impacts of the proposed use of the property on the following: Residential Streets 
and Noise and Lighting?   

2.2.1 Impact on Residential Streets  

The BCO property is currently accessed via NW 13th Street and any future development will 
utilize NW 13th Street for primary access points. This will be future access for Hidden Lake 
complex, which currently is accessed through NW 21st Avenue, a primarily residential street. 
Providing an additional connection for the Hidden Lake complex will reduce the traffic on the 
residential street. Future development plans will be reviewed by the Public Works Department to 
ensure all regulations are met or exceeded with regards to access.  

2.2.2 Impact on Noise and Lighting  

This request will not create an additional noise or lighting impact to adjacent development and 
when the site is developed in the future, it will be in conformance with lighting standards set forth 
by the City of Gainesville to ensure no impact to nearby residential properties.  

2.3 Community Contributions  

Explanation of how the proposed development will contribute to the community. What are the 
potential long-term economic benefits (wages, jobs & tax base)? 
 
The amendment will allow the NW 13th Street Corridor to be developed as a mixed-use activity 
center by providing additional residential housing within the corridor and provide continuity of 
allowable uses and design parameters.  

2.4 Level of Service Impacts  

The BCO property is currently designated as Automotive Oriented Business District (BA), which 
does not have a maximum allowable intensity, floor area ratio, or lot coverage requirement but is 
subject to angle of light requirements for setbacks. This means that the potential for 
development, and therefore impact to adopted level of service standards, under the existing 
designation is greater than if the site were developed under the proposed MU-1 designation. 
Although very few properties within the City are developed at the maximum density or intensity, 
the calculations in Table 2 below have been completed on the maximum allowable.  
 
Table 2: Maximum Density and Intensity – Existing and Proposed  

Zoning Designation Maximum 
Density/Intensity 

Max 
Stories 

Acres Max 
Residential 

Max  
Non-Residential 

Existing - BA N/A 5 0.71 -- 154,638 sf 

Proposed - MU-1 50%, 30 upa 5 0.71 21 units 77,319 sf 

2.4.1 Roadways  

The BCO property is located in Transportation Concurrency Exception Area (TCEA) Zone B and 
must meet the standards in Concurrency Management Element Policies 1.1.5 and 1.1.6 when 
development occurs. The site design has not been finalized and a formal traffic study will be 
completed at the time of development plan approval for any future development. The maximum 
non-residential development scenario for the existing allowable uses would create more 
average daily and peak trips than the proposed land use and zoning designations, which allow 
for less intensity and therefore less transportation impact to the roadways.  

PB-12-162 ZON
120840D 

Exhibit C-1



Hidden Lake Phase 2 – Conservation - Comprehensive Plan Amendment and Rezoning Report 5 

2.4.2 Recreation  

According to the October 2010 City of Gainesville Evaluation and Appraisal Report, Recreation 
Level of Service was met or exceed on all applicable recreation elements including active 
recreation and passive recreation facilities. The addition of a potential 21 units will have a 
negligible effect on the Recreation Level of Service.  

2.4.3 Water and Wastewater  

The property is currently served both water and wastewater by Gainesville Regional Utilities. As 
no development plan has been created and the existing facilities are vacant and do not have a 
current impact on the water and wastewater system, the maximum generation rates are 
provided to demonstrate that the proposed use is a reduction of potential usage. Development 
of the site is not expected to adversely impact the level of service.  
 
Table 3: Potable Water  

Use Size Rate Total 

Existing Commercial  154,638 sf 0.15 gpd per sf 23,196 gpd 

Residential 21 units* 200 gpd per capita 8,400 gpd 

Commercial/Office 77,319 sf 0.15 gpd per sf 11,598 gpd 

Reduction in potential usage  3,198 gpd 
*Assumes 2 people per household. 

 
Table 4: Wastewater Flow  

Use Size Rate Total 

Existing Commercial  154,638 sf 0.15 gpd per sf 23,196 gpd 

Residential 21 units* 113 gpd per capita 4,746 gpd 

Commercial/Office 77,319 sf 0.15 gpd per sf 11,598 gpd 

Reduction in potential usage  6,852 gpd 
 *Assumes 2 people per household. 

2.4.4 Solid Waste  

Solid waste generation will not exceed the City's established level of service of 0.655 tons of 
solid waste per capita per Objective 1.4 of the Solid Waste Element. The Alachua County Solid 
Waste Facility currently has capacity and is projected to have capacity for greater than 10 years.  

2.4.5 Public Schools 

The maximum residential potential of the site is 30 units per acre, which would yield 21 multi-
family dwelling units. As illustrated in Tables 6 and 7, if the site were developed to the full 
potential, only two students would be generated by the project. The property lies in several 
Concurrency Service Areas (CSA) based on school grade. All CSA’s available capacity for new 
students and this amendment will have a negligible effect.  
 

Table 5: Public School Impact 

Type of Unit Units 
Elementary 
(0.042/unit) 

Middle 
(0.016/unit) 

High 
(0.019/unit) 

Total 

Multi-family 21* 1 0.5 0.5 2 
*Maximum units, no final development plans have been established.  
 

Table 5: Public School Capacities 

Concurrency Service Area 
2012-2013 

LOS Standard 
2012-2013 

Available Capacity 

Northwest Gainesville CSA 86.5% 348 

Westwood CSA 86.1% 168 

Gainesville CSA 83.6% 359 
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Hidden Lake Phase 2 – Conservation - Comprehensive Plan Amendment and Rezoning Report 6 

 Source: http://www.sbac.edu/~facility/pdf/6-27-11_Capacity_vs_Enrollment.pdf  

 

2.5 Transit, Bikeways, Pedestrian 
Amenities 

The site is located adjacent to NW 13th 
Street which is accessible by both transit 
and pedestrian facilities. Sidewalks are 
present on both the east and west side of 
NW 13th Street and connect the site to 
various commercial, educational and 
office facilities. Two transit routes directly 
serve the site including Routes 8 and 29 
while three additional routes have stops 
within approximately ¼ mile including 
Routes 6, 10 and 15. Table 6 shows each 
route, headways and operation times and 
Figure 4 shows the route locations.  
 
 
 
 
Table 7: Transit Routes 

Route No. Route Name Operation Hours Headways 

Route 6 
Downtown Station –  
Plaza Verde 

6:00 am – 7:40 pm 60 mins 

Route 8 
Shands –  
Senior Rec. Center 

5:50 am – 10:20 pm 
30 mins daytime 
45-60 mins evenings 

Route 10 
Downtown Station –  
Santa Fe 

7:00 am – 7:00 pm 
35 mins daytime 
35-50 mins evening 

Route 15 
Downtown Station –  
13

th
 Street Walmart 

6:00 am – 10:30 pm 
30 mins daytime 
60 mins evenings 

Route 29 
Beaty Towers –  
Eagle Trace Apartments 

7:30 am – 5:00 pm 40 mins 

 
 

Figure 4: RTS Transit Routes 

Site 
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