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Application—City Plan Board 150111E

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

a. Submit on 8 ¥ 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.

¢. 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

Please see the attached Justification Report
South

Please see the attached Justification Report
East

Please see the attached Justification Report
West

Please see the attached Justification Report

B. Are there other properties or vacant buildings within % mile of the site that have the
proper land use and/or zoning for your intended use of this site?

NO X YES If yes, please explain why the other properties
cannot accommodate the proposed use?
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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

Please see the attached Justification Report

Noise and lighting

Please see the attached Justification Report

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 X (If'yes, please explain below)

Please see the attached Justification Report

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

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

NOX YES

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

NOX 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 X
Activity Center Urban Fringe
Strip Commercial Traditional Neighborhood



Application—City Plan Board 150111E

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

Please see the attached Justification Report

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

Please see the attached Justification Report

H. What impact will the proposed change have on level of service standards?
Roadways
Please see the attached Justification Report
Recreation
Please see the attached Justification Report
Water and Wastewater
Please see the attached Justification Report
Solid Waste
Please see the attached Justification Report
Mass Transit

Please see the attached Justification Report

L Is the location of the proposed site accessible by transit, bikeways or pedestrian
facilities?
NO YES X (please explain)

Please see the attached Justification Report
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Certification by School Board of Alachua County

150111E

This application for a determination of adequacy of public schools to accommodate the public school
students generated by the subject development, has been reviewed by the School Board of Alachua County
(designated staff representative). The following determinations have been made:

[ The application is approved based upon the following findings:

Elementary: Capacity Required SCSA

Middle:

High

O Capacity available Available Capacity
O Capacity available in three years Available Capacity

O Capacity Available in adjacent SCSA  Available Capacity

Capacity Required SCSA

O Capacity available Available Capacity
O Capacity available in three years Available Capacity

O Capacity Available in adjacent SCSA  Available Capacity

Capacity Required SCSA

[J Capacity available Available Capacity
O Capacity available in three years Available Capacity

O Capacity Available in adjacent SCSA  Available Capacity

O Denied for reasons stated

Terry L. Tougaw

Director of Community Planning
School Board of Alachua County

Form dated 12/29/10
Schoolconcurrency.doc

Date

Page 3 of 3
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Project Background

This application proposes a Large Scale Comprehensive Plan Amendment (land use change) and rezoning
for lands located at 1998 NE 39" Avenue. The project site lies within the northwest quadrant of the
intersection of NE 39th Avenue and Waldo Road. The north boundary of the project site lies in part
along the south right-of-way boundary of NE 53rd Avenue. The project site surrounds the City of
Gainesville’s Ironwood Golf Course with access to the course derived over the project site via NE 39"
Avenue. A wide variety of adjacent future land use and zoning designations are located in the
immediate area.

The following aerial photo (Figure 1) indicates the project limits:

The project site is located in the urbanized section of northeast Gainesville and is served by centralized
utilities that are suitable to accommodate urban development. General land uses occurring adjacent to
and in the local vicinity of the Project Site include the Gainesville Regional Airport, Ironwood Golf
Course, high volume roadways, natural areas, single family residential, multifamily residential, schools,
small commercial and light industrial land uses.

The Project Site consists of a set of eight (8) Alachua County tax parcels that collectively total +498.2
acres. The individual parcel numbers with associated acreages are provided, as follows:



Existing Future Land Use Designation and Zoning District

Tax Parcel Number Acreage

08160-004-001 7.11
08160-004-000 522
08160-002-000 46.21
08160-001-001 2.09
08160-001-000 365.49
08169-000-000 55.38
08171-001-000 14.81
08197-006-000 1.85
TOTAL 498.2

150111E

The current future land use designation of the project site is Planned Use District (PUD), as indicated in

Figure 2 below:

The Hatchet Creek Planned Use District, originally approved by the City Commission in 2009, includes
conditions for the density and intensity of uses currently allowed on the property. Existing entitlements

associated with the PUD future land use designation include the following:

o The residential density and allowable residential uses within the Planned Use District is a

maximum of 1,200 residential units and 300 Assisted Living Facility (ALF) beds.



150111E

e The non-residential and non-ALF intensity and allowable non-residential and non-ALF uses
within the PUD is a maximum of 200,000 square feet of non-residential uses. This 200,000
square feet may be used for any combination of the following: up to 100,000 square feet of
retail space, up to 100,000 square feet of office space and any remaining square footage for the
Business Industrial uses that are specified in the Planned Development ("PD") zoning ordinance.
Accessory uses serving the primary residential and non-residential uses are also permitted and
are not specified as to density/intensity.

The existing zoning designations that apply to the project site are RSF-1, RSF-4 and I-1 as indicated on
the existing zoning map (Figure 3) below:

This variety of zoning designations on the project site permits a mix of residential unit types and light
industrial & office uses. However, it is important to note that these designations are not entirely
compatible or consistent with the approved entitlements associated with the PUD future land use
designation. Incompatibilities and inconsistencies include the list of permitted uses, including
prohibition of commercial land uses and assisted living facilities (allowed in PUD) in the existing zoning
districts. In addition, the existing zoning map is inconsistent with the PUD requirements for
compatibility with Land Development Code Appendix F, which prohibits residential development within
the 60 dnl noise contour. The current zoning map includes residentially-zoned lands within the 60 dnl
noise contour. The following Figure illustrates the 60 dnl line in relation to the existing zoning map
(note the existing RSF-1 zoning within the 60 dnl line):
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Statement of Proposed Change

As stated above, the site currently has a Future Land Use (FLU) designation of Planned Use District (PUD)
and zoning designations of RSF-1, RSF-4 and I-1. The future land use and zoning designations are
inconsistent with each other and the zoning map is inconsistent with the restrictions outlined in
Appendix F regarding airport noise contours. These inconsistencies must be rectified in order to allow
development activity to occur on the project site. This application proposes to create land use and
zoning maps that are consistent with each other and also demonstrate compliance with the Appendix F
noise contour regulations.

Proposed Future Land Use Designations and Zoning Districts

The request is to amend the future land use map for the project site to remove the Planned Use District
(PUD) FLU designation and replace with a mix of Residential Low, Residential Medium, Office and
Business Industrial future land use designations. In addition, the applicant proposes to amend the
zoning map by applying the corresponding RMF-5, RMF-8, OF and Bl zoning districts to the subject
property. Figure 5 below indicates the location of the proposed future land use and zoning designations
within the project site:
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The corresponding acreage calculations per future land use & zoning category is indicated below:

LAND USE AND ZONING TABLE

ZONING: RMF-8

PROPOSED FUTURE LAND USE ACRES
AND ZONING DESIGNATION

FLU: BUSINESS INDUSTRIAL (BI) 216 ACRES

ZONING: BUSINESS INDUSTRIAL (BI)

FLU: OFFICE (O) 19 ACRES

ZONING: OFFICE (O)

FLU: RESIDENTIAL LOW (RL) 203 ACRES

ZONING: RMF—5

FLU: RESIDENTIAL MEDIUM (RM) 60 ACRES

The proposed land use and zoning designations will create a flexible planning framework for an
enhanced and enlarged mixed-use employment sector in northeast Gainesville that will provide for a
mix of housing types and non-residential development opportunities which will encourage business
location and job creation near the Gainesville Regional Airport and Waldo Road Corridor. Under the
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proposed designations and under the existing City of Gainesville Land Development Regulations, future
development activity within the subject property can occur in harmony with surrounding land uses and
will occur in compliance with all applicable regulations associated with the Gainesville Regional Airport.
Future development on the project site will create an asset that will help spur development in
northeastern Gainesville and could serve as the anchor for employment-based commerce in northeast
Gainesville.

The Business Industrial (Bl) future land use and zoning designation was created by the Gainesville City
Commission to help spur economic development activity in the areas surrounding the airport.
Additionally, this land use category was developed specifically to allow flexibility and be applied to
properties near the airport where office, business, commercial or industrial uses are desired and
residential use is not permitted (i.e. within the 60 dnl noise contour zone).

Specifically, City of Gainesville Comprehensive Plan Policy 4.1.1 defines the Business Industrial district
with the following language:

Business Industrial

This land use category is primarily intended to identify those areas near the Gainesville Regional
Airport appropriate for office, business, commercial and industrial uses. This district is distinguished
from other industrial and commercial districts in that it is designed specifically to allow only uses that
are compatible with the airport. Intensity will be controlled by adopting land development regulations
that establish height limits consistent with the Airport Hazard Zoning Regulations. When not located
within an airport zone of influence, this category may be used to designate areas for office, business,
commercial and industrial uses, with a maximum height of 5 stories, and a maximum floor area ratio of
4.0. Land development regulation(s) shall specify the type and distribution of uses, design criteria,
landscaping, pedestrian and vehicular access.

Further, the City of Gainesville Land Development Code Sec. 30-67.1 defines the Business Industrial
district with the following language:

Sec. 30-67.1. - Business industrial district (Bl).

(a) Purpose. The Bl district is established for the purpose of providing sufficient space in appropriate
locations physically suitable for the development of certain office, business and industrial uses in a
combined setting. This district will facilitate the development of a business park that will cater to a
variety of uses that support and complement each other and reduce external trips for goods and services.
This district supports enterprises engaging in light manufacturing, processing or fabrication of products
and machinery, research and development operations, business retail, medical uses and wholesale or
storage distribution concerns. This district contains uses which generally are not objectionable because
of noise, heavy truck traffic or fumes, or uses that can be adequately regulated for mitigation of
nuisances by performance standards.

(b) Objectives. The provisions of this district are intended to:
(1) Provide a business/employment center that allows a variety of uses where employees have
access to goods and services without having to leave the business park environment;
(2) Accommodate enterprises with functions requiring access to transportation services by
providing them with locations that are in close proximity to necessary transportation facilities
such as major thoroughfares, railroads or air terminals for the reception and distribution of
goods or services;
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(3) Encourage business park development in appropriate locations throughout the community
where public facilities and services exist or are planned.

(4) Allow a mix of uses that are compatible with airport operations in appropriate areas near
the Gainesville Regional Airport;

(5) Encourage such future development to occur on vacant land where the natural characteristics
of such land are suitable for this type of development; and

(6) Encourage the infill and/or redevelopment of existing areas that would benefit from the
opportunity to combine business and industrial uses.

This project site seems to be a prime example of what the City intended to accomplish in this area and is
consistent with the vision of the overall Innovation Gainesville initiative, which strives to attract new
businesses and employment opportunities to the community. The proposed land use and zoning
categories will allow the property the appropriate flexibility to develop as a mixed use employment
center, containing both residential and non-residential uses.

Plan East Gainesville

Development of the project site, particularly in the Business Industrial portion of the property located
nearest Waldo Road creates the possibility for future access to the project site to align with the new
airport access road on Waldo Road, further connecting the development to the airport and create a
mixed use employment center around the intersection of NE 39" Avenue and Waldo Road. The future
development of the subject property as a mixed use employment center is in accordance with the vision
outlined in the Plan East Gainesville report as it will contribute to the overall economic vitality of the
northeastern Gainesville area. Figure 6 below illustrates the Plan East Gainesville Master Plan for the
immediate area, which specifically encourages the creation of an office and mixed use employment
center:
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The Plan East Gainesville Report was accepted and endorsed by the City of Gainesville in 2003 and is
referenced in the City of Gainesville Comprehensive Plan. A primary objective of the Plan is the
targeting of specific areas for mixed-use development centers that can support and sustain higher levels
of employment, commercial and social activities. This land use change and rezoning proposal will help
realize the vision of the Plan East Gainesville initiative by encouraging the development of a mixed use
employment center near the Gainesville Regional Airport. The Business Industrial district was created by
the City of Gainesville for this type of economic development initiative near the airport and supports the
vision of the Innovation Gainesville city-wide initiative.

Waldo Road Corridor Study

The eastern portion of the project site is also included in the Waldo Road Corridor Study, as illustrated
on Figure 7 below:

Specifically, a portion of the project site is located within a portion of the Study Area identified as the
‘Airport District.” The Corridor Study defines the Airport District with the following language:

As a gateway to Gainesville, the horizon is compressed by Gainesville’s celebrated tree canopy at the four
corners of 39th Avenue and Waldo Road. The gateway conditions suggest a mixed-use ‘Activity Center’
with big-box retail, entertainment, medium to large scale institutional and research facilities and the
proposed conference hotel / business park. High diversity of typical and extended hour uses will promote
vitality and “18 hour” occupation of this gateway district. High density, transportation enhancements
and walkability are important strategies for ensuring a quality semi-urban fabric.
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In addition, the Corridor Study identifies the following Priority Community Objectives within the Airport
District:

Activity Centers, Commerce & Mixed-Uses
e Hotel
® Business & Commerce park
» Biomedical, research and flex space facilities adjacent to airport
e Entertainment plaza — restaurant and cinema

Density & Intensity
* Nodal (up to 150 dwelling units / acre)
e Transitional (25-75 dwelling units / acre)
® Business & Commerce Park (approximately 500,000 square feet)

Housing
* High density multi-story dwellings with structured parking
e Medium density rowhousing and townhomes
e Medium to low density single family homes

Transportation / Accessibility & Infrastructure
e Square-back strategy links regional arterial access to pedestrian-oriented Hotel,
Business & Commerce Park
» Square-back strategy provides “corner” commerce visibility with auto, pedestrian and
transit-oriented access to new development and the airport
e Square-back organization allows commerce road connectivity that reduces trips on the
Waldo Road arterial

Ecology, Parks & Stormwater
 High potential for municipal stormwater parks as development catalyst
® Public open space and parks will be provided per LOS standards

Many of these priority community objectives as identified in the Waldo Road Corridor study can be
realized within the project site. The proposed Business Industrial designation was written in part by the
City of Gainesville to support this vision. The provision of over 200 acres of Business Industrial land
within the project site will provide ample space to create (or join part of a larger) mixed use commerce
center, which will help promote economic activity so greatly desired in this underutilized portion of the
City. Further, the proposed mix of densities allowed via the proposed residential low and residential
medium districts will allow the development of a range of housing types (both single and multi-family)
to support nearby commercial activities, including the City’s Ironwood Golf Course.

Gainesville Regional Airport Endorsement

As described in previous sections of the report, the project site is located in close proximity to the
Gainesville Regional Airport. In addition, certain regulations that are related to airport operations affect
the development potential of the subject property, most notably, the noise contour regulations
associated with Appendix F of the City’s Land Development Code. It is because of these regulations and
the proximity of the properties that the applicant sought input from the airport early in the process to
seek their comments and seek their support. The applicant presented the proposed land use and zoning
change concept at a regularly scheduled general meeting of the Airport Authority. At that meeting, the

9
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Authority unanimously voted to endorse the proposed land use & zoning change plan. The Authority
recognizes that the development of the project site will help create economic activity that will be
beneficial to the airport and will hopefully spur additional activity at the airport. A letter from Allan
Penksa, Airport CEO, dated April 27, 2015, documents this support and is included as Attachment 5.

Proposed Residential Densities
As indicated on the proposed future land use & zoning maps, the applicant proposes a mix of residential

designations within the project site, including Residential Low FLU / RMF-5 zoning and Residential
Medium / RMF-8 zoning. These FLU / zoning designations are summarized in the table below:

FLU/Zoning Categories Density Range | Permitted Residential Use Types

Residential Low / RMF-5 0-12 DU/AC Single Family Dwellings
2-4 Family Dwellings
Townhomes

Residential Medium / RMF-8 | 8-30 DU/AC Single Family Dwellings
Multifamily Dwellings

According to the Land Development Code Sec. 30-52, the RMF-5 zoning district is established to provide
suitable areas for low density residential development with various dwelling unit types compatible
with single-family dwellings. These districts are designed and located so as to provide a desirable
residential environment and transition between differing intensities of land use.

The RMF-5 zoning district is intended to:

e Encourage such development to locate near neighborhood convenience centers and
neighborhood shopping centers;

e Create transition areas between low intensity land uses and other more intense land uses;

e Provide for a variety of dwelling unit types compatible with traditional single-family
residential development;

e Provide for low density residential development in areas where such development could be
logically integrated with or located near traditional single-family residential development or in
transitional areas on land where the clustering of units would permit the most effective use
of such land, while preserving open space and other natural features;

e Encourage privacy, internal stability, attractiveness, order and efficiency in these areas by
providing for adequate light, air and usable open space for residential purposes through the
careful design and consideration of the proper functional relationships among uses permitted;
and

e Provide for such residential development to occur where public facilities and services are
present.

According the Land Development Code Sec. 30-53, the RMF-8 zoning district is established to provide for
the efficient use of land for multifamily residential developments designed to encourage the
establishment and maintenance of a suitable residential environment for medium density housing.

The RMF-8 zoning district is intended to:

e Provide for the development of such projects with population densities and development
patterns generally compatible with medium density residential areas or in transitional areas on

10
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land where the clustering of units would permit the most effective utilization of such land,
while preserving open space and other natural features;

e Encourage such development projects to locate near activity centers;

e Discourage undue traffic congestion on minor streets by directing such new development to
abut upon or have relatively close access to major transportation arteries;

e Encourage privacy, internal stability, attractiveness, order and efficiency in these areas by
providing for adequate light, air and usable open space for dwellings and related facilities
through the careful design and consideration of the proper functional relationships among uses
permitted; and

e Encourage such residential development to occur where sufficient public facilities and services
exist or are within plans for improvement.

The proposed RL/RMF-5 designations are proposed due to the applicability of the highlighted text above
as it relates to the project site and surrounding uses. As stated, these designations are designed to be
compatible with existing single family development, some of which is located to the west of the project
site. Further, the project site is located in close proximity to commercially-zoned lands, including
properties along Waldo Road near the airport and also within the project site itself. In addition, the
RL/RMEF-5 designations are intended to allow a higher density range which is particularly appropriate
when site limitations exist, such as the environmental features found on portions of the project site.
This clustering concept will allow for reasonable amount of development to occur in a manner that
avoids excessive impacts to the environmentally sensitive areas.

The proposed RM/RMF-8 designations are proposed for many of the same reasons indicated in the
paragraph above. In addition, the proposed location of the RM/RMF-8 designations within the project
site were selected because of the appropriateness of their location. The primary RM/RMF-8 area within
the project site is located in the northeastern corner, which is compatible with the surrounding land
uses in the immediate area.

Responses to Application Questions

A. Surrounding/Adjacent Land Uses

The property is adjacent to and surrounds the Ironwood Golf Course. In addition, the following land uses
currently exist on the adjacent properties:

North: A self-storage facility and NE 53 Avenue are along the northern boundary of the property.
Across NE 53" Avenue, uses include a GRU water treatment facility and vacant land.

East: To the east of the subject property is vacant land owned by the City of Gainesville, a mobile
home park, Brittany Estates, and vacant land zoned MP. The Gainesville Regional Airport is just
across Waldo Road to the east.

South: NE 39" Avenue runs along a portion of the southern property boundary and south of NE 39"
Avenue is a tract of vacant land, zoned Single Family Residential. A small group of commercial
and industrial businesses are south of the property near the intersection of SR 24 (Waldo Road)
and NE 39" Avenue.

West: To the west of the property (across a portion of the Ironwood Golf Course) are two single family
residential subdivisions and NE 15" Street.

11
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The subject property is adjacent to and surrounds the Ironwood Golf Course. To the north, a self-storage
facility and NE 53" Avenue are along the northern boundary of the property. Across NE 53 Avenue,
uses include a solar power generating facility, GRU water treatment facility and vacant land. To the east
of the subject property is vacant land owned by the City of Gainesville, a mobile home park, Brittany
Estates, and vacant land zoned MP. The Gainesville Regional Airport is just across Waldo Road to the
east. To the south, NE 39" Avenue runs along a portion of the property boundary and south of NE 39t
Avenue is a tract of vacant land, zoned Single Family Residential. A small group of commercial and
industrial businesses are south of the property near the intersection of SR 24 (Waldo Road) and NE 39"
Avenue. To the west of the property are two residential subdivisions and NE 15" Street.

Figure 8: Surrounding Property Uses, Future Land Use and Zoning Designations*

Direction FLU Designation Zoning Existing Use
North Public Facilities PS Water Treatment Facility, Vacant Land
Industrial -1 Self-Storage Facility
South Single Family Residential RSF-4 Vacant
Industrial 11 Various commercial and industrial
businesses
East Residential Medium Density RM Mobile Home Park
Industrial/Manufacturing MP Vacant
Public Facilities AF Vacant / Gainesville Regional Airport
West Single Family Residential RSF-1 Single Family Residential
Mixed Use Low Intensity RMF-5 Single Family Residential

Upon analyzing these existing land use pattern, the proposed land use and zoning change will not
negatively affect the nature of the existing development pattern in the area. The non-residential
portion of the project site shall have a land use and zoning designation of Business Industrial, which
according to the City Comprehensive Plan and Land Development Code, is compatible with the
surrounding mix of urban uses. As stated, the Comprehensive Plan states that the Business Industrial
designation was designed specifically to allow only uses that are compatible with the airport. Further, as
stated in LDC Sec. 30-67.1 the Business Industrial district contains uses which generally are not
objectionable because of noise, heavy truck traffic or fumes, or uses that can be adequately regulated
for mitigation of nuisances by performance standards.

Due to the sparse development in the immediate area, the property creates an opportunity for
substantial economic development activity in the area. Due to the large size of the subject property,
there is adequate space to provide significant vegetative buffering (as provided via the Ironwood Golf
Course and as required per City Code) on all sides of the property to provide a visual and sound buffer
from the adjacent properties when future development occurs on the site. Therefore, it appears that

12
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the subject property is compatible with the existing surrounding uses and shall not create an adverse
impact.

Based on the proposed land use & zoning districts and the geographic separation between adjacent
uses, all proposed future development will be compatible with the surrounding area.

B. Development Impacts
a. Impact to Residential Streets

The proposed land use and zoning amendment will not affect any residential streets, as there are no
residential properties in the immediate area with adjoining streets to the property.

b. Impact on Noise and Lighting

The proposed land use and zoning change on the project site to a mix of residential and non-residential
uses will not create negative noise and lighting impacts on any surrounding uses. Future development
shall comply with all applicable photometric (lighting) requirements and the City of Gainesville noise
ordinance. No existing residential development is immediately abutting the project site and the
surrounding land uses are compatible with the proposed FLU designation.

The subject property is located adjacent to the Gainesville Regional Airport to the east. The airport has
an adopted Airport Noise Zone Map, which indicates noise contours. This map indicates that a portion
of the subject property is located within the 60 dnl noise contour and subsequently, Subzone B.
According to City of Gainesville Land Development Code Appendix F, the Airport Noise Zone regulations
permit uses (non-residential) customarily found in the proposed Business Industrial district, including
office, retail, business, commercial and industrial uses. No residential uses are proposed within the 60

13
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dnl noise contour within this project site (per Bl non-residential land use & zoning) and therefore, future
development will be compatible with these noise contour regulations.

C. Environmental Resources

There are environmental resources located on the subject property, as indicated in the environmental
assessment report prepared by Ecosystem Research Corporation, dated April 5, 2015. Regarding these
on-site environmental features, the applicant retained Ecosystem Research Corporation to prepare an
environmental assessment to provide an analysis of the site which provides an overall look at the
resources that area existing on the property. The ERC report is included as an exhibit with this
application and shall serve as the base document for identification of on-site environmentally sensitive
features as they relate to any future development to be proposed on the property. This extensive
analysis is included in the application as Attachment 4. Please refer to this report for a detailed review
of the extent and condition of these on-site resources.

Murphree Wellfield Protection Zones

The project site is located within the Primary and Secondary wellfield protection zones. The following
map (prepared by ERC as part of the environmental assessment) illustrates the limits of each wellfield
zone:

The City’s Land Development Code includes provisions related to permitted uses and permitting
processes within the wellfield protection zones. As indicated below, wellfield permits are required for
uses that include hazardous materials in order to protect the City’s water supply with the exception of
the Primary wellfield protection zone in which these uses are prohibited altogether. Uses typically
associated with hazardous materials include heavy industrial activities, which are not permitted within
the proposed zoning districts. However, any uses that do include hazardous materials would be
required to fully comply with the City’s regulations.

14
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The following policies provide the specific regulations in the Code related to land development within
the wellfield districts. The applicant’s response to each has also been included below.

DIVISION 3. WELLFIELD PROTECTION SPECIAL USE PERMIT
Sec. 30-200. Purpose.

(a) Purpose. This division is established for the purpose of protecting the immediate and long-term
supply of potable water in the community by creating a permit procedure for uses and developments
within the Murphree Wellfield Protection Zones...

(b) It is further intended that wellfield protection permits or wellfield protection special use permits be
required for developments which require special care in the control of their location, design and methods
of operation in order to ensure conformance with the city's comprehensive plan and Alachua County
Murphree Wellfield Management Code...

Sec. 30-201. Permit required.

Within the primary, secondary and tertiary wellfield protection (management) zones of Alachua County,
all new development and existing development that will intensify, expand or modify a use directly
associated with the storage of hazardous materials, except for uses allowed within the residential zoning
districts as provided in section 30-41(a)(1) and uses exempted under section 30-202 (hereinafter "exempt
use"), shall be required to obtain a wellfield protection permit, or a wellfield protection special use
permit, whichever is applicable, as issued by the city commission or city manager or designee, as
provided herein...

Response: The proposed future land use and zoning districts predominantly include uses in which
hazardous materials are not present. However, if any uses area proposed that store hazardous
materials, the proper permit will be filed with the City and approval will come at the City’s discretion,
based on the criteria indicated in Ch. 30-203.

Sec. 30-202. Exemptions.

(b) Exemptions from the permit requirements shall be allowed for uses and developments that meet the
following criteria, except for specially regulated industrial uses allowed by special use permit in section
30-70(c)(2):

(1) There is no manufacture, storage, use, or sale of hazardous materials at the site or development as
defined and regulated in the Alachua County Hazardous Materials Management Code, other than
hazardous materials excluded from the provisions of the Hazardous Materials Management Code, as
may be amended from time to time.

Response: The exemption from wellfield permit requirements cited above will cover a large majority
of permitted uses within the proposed future land use and zoning districts. ‘Specially regulated
industrial uses,’ as stated in Sec. 30-70(c)(2) include typical I-2 heavy industrial uses, which are not
permitted in the proposed land use and zoning districts. However, if there are any uses in which
hazardous materials happen to be present, the appropriate wellfield permit will be applied for, based
on the criteria below.
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Sec. 30-203. Criteria for issuance.

(a) Wellfield protection permit. After an assessment by appropriate Gainesville Regional Utilities,
Alachua County Environmental, public works and community development staff, the city manager or
designee may approve and issue a wellfield protection permit in the tertiary and secondary zones in
accordance with Article VII, Development Review Process, based on the following findings:

(1) That the proposed use or development will not endanger the city's potable water supply.

Response: All proposed development shall be required to connect to the GRU sanitary sewer system
(no septic tanks). In addition, all regulated uses shall be reviewed by the City and other agencies to
ensure that no proposed uses will endanger the city’s potable water supply.

(2) That necessary public utilities are available to the proposed site and have adequate capacity to
service the proposed use and development. The development must be connected to the potable water
and wastewater system.

Response: All proposed development shall be required to connect to the GRU sanitary sewer and
potable water systems, which are available to serve the area.

(3) That the use or development conforms to the city's comprehensive plan.

Response: All uses that are proposed in the future will comply with the City’s Comprehensive Plan,
including the proposed future land use designations which allow a mix of residential, office,
commercial and light industrial uses. Heavy industrial uses are not permitted.

(4) That the proposed use complies with all federal, state and local laws, rules, regulations, and
ordinances now and hereafter in force which may be applicable to the use of the site.

Response: All proposed uses shall comply with all federal, state and local laws and necessary permits
shall be secured.

(5) That there has been proper abandonment, as regulated by the relevant water management district
or state agency, of any unused wells or existing septic tanks at the site. An existing septic tank may
remain if it is used solely for domestic waste and if it meets all applicable state and local regulations.

Response: No existing septic tanks exist on site nor will they be proposed as part of future
development.

(6) That the use is not listed as a use subject to the specially requlated industry use provisions in section
30-70.

Response: Permitted uses in the proposed future land use and zoning designations do not allow the
specially regulated industry uses, which include heavy industrial activities.

(7) There is no current or proposed underground storage of petroleum products and/or hazardous
materials, as defined in the Alachua County Hazardous Materials Management Code, at the
development site.
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Response: No existing underground petroleum and hazardous material storage tanks exist on site nor
will they be proposed as part of future development.

(8) That the applicant is in compliance with the requirements of the Alachua County Hazardous
Materials Management Code, and all applicable state and federal regulations.

Response: All proposed development shall comply with the regulations in the Alachua County
Hazardous Materials Management Code. Compliance will be demonstrated by submitting future
development applications to ACEPD as part of the development review process, as required by the
City.

(b) Wellfield protection special use permit.

(1) Development in the secondary zone and tertiary zone that cannot be exempt under section 30-202
or approved by city manager or designee under section 30-203 must apply for a wellfield protection
special use permit in accordance with section 30-204. The development or use shall be reviewed using
the following criteria:

a. Whether criteria (1) through (5) and (8), listed in subsection 30-203(a), have been complied with; and

b. Whether the development properly addresses environmental features such as wetlands, creeks, lakes,
sinkholes and soils to ensure that hazardous materials will not endanger the potable water supply and
the environmental features; and

c. Whether the criteria listed in section 30-233 have been met.

Response: It is understood that any non-exempt proposed uses within the secondary and tertiary
zone will be required to secure a special uses permit, with attention paid to the review criteria and
on-site environmental features.

(2) Development in the primary zone. No use involving hazardous materials shall be allowed in this
zone, except for uses or development associated with the Murphree Water Treatment Plant, or electric
transmission and distribution systems or generally the provision of utility service by a government-owned
utility. All other uses shall obtain a wellfield protection special use permit and meet the criteria in
subsection 30-203(b), above, and section 30-233.

Response: It is understood that no uses that involve hazardous materials shall be allowed in the
primary zone. In addition, other proposed activities in this zone will be required to secure a special
use permit, with attention paid to the review criteria and on-site environmental features.

D. Historic Resources

The project area does not contain any known historic structures. In addition, an archaeological and
historical survey of the Project Site was performed in 2007 by Florida Archaeological Services, Inc. of
Jacksonville, Florida. As indicated in the ERC Environmental Assessment provided as part of this
application (Attachment 4), the archaeological report has previously been provided to the City;
however, the title is as follows:
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An Archaeological and Historical Survey of the Proposed Hatchet Creek Preserve Development Tract, City
of Gainesville, Alachua County, Florida.

The results of the report are summarized with a paragraph excerpted from the report as follows:

As the following report will demonstrate, two archeological sites (8AL5220 and 8AL5221) and one
Archeological Occurrence (A.O. #1) were identified and evaluated during the project. Each of the
archeological sites is represented by a low density artifact scatter which contained limited quantities of
lithic and ceramic artifacts. No intact cultural features or occupational strata were found. Yielding a
limited assemblage of small tertiary or non-decortication flakes, as well as non-diagnostic ceramic
shreds, neither site yielded diagnostic artifacts. However, the presence of sand-tempered aboriginal
pottery indicates a post-500 B.C. period occupation for each of these cultural resources. The A.O. was
deemed insignificant.

E. Development Pattern and Community Contribution

The subject property is located along the urban fringe of Gainesville. The proposed land use and zoning
for the subject property, in conjunction with the nearby Gainesville Regional Airport, will directly
contribute to the community by allocating properly-zoned area to provide essential urban services to
the residents in and around Gainesville. The set of permitted uses for the proposed zoning districts will
allow for the potential future economic development in East Gainesville.

F. Long-Term Economic Benefits

The proposed land use and zoning change applications will provide a long-term benefit to the City of
Gainesville. Future development on the site will support overall economic prosperity and economic
development opportunities in East Gainesville. Future development of this property with private capital
investment in an area designated by the city for future economic development will lead directly to job
creation and a stimulus to overall economic development in the area. The proposed land use / zoning
changes will promote an active mix of employment and residential uses that will support each other and
in addition, will support northeast Gainesville as a whole.

The property is within close proximity to the Gainesville Regional Airport, an area specifically designated
to accommodate Business Industrial land use. In addition, the Office, RL, RM, and BI designations will
allow for future permitted uses that will allow for a mixed use development that is consistent with the
adjacent development pattern in the area, including providing economic support to the Ironwood Golf
Course.

The project site is primed to be a key player in the community push to develop an Innovation Economy.
With immediate proximity to Waldo Road, NE 39" Avenue and NE 53™ Avenue, the project site also
abuts the limits of the Innovation Zone Map, which includes lands at the northeast quadrant of Waldo
Road and NE 39" Avenue. Future development within the project site as Business Industrial will provide
just over 200 acres of vacant land that allows a wide mix of office, business park and light industrial uses
that can serve as the home to future businesses attracted to our community as a part of the Innovation
Economy.

Economic development activity on the project site will also support the vision outlined in the Plan East

Gainesville Report. A primary objective of the Plan is the targeting of specific areas for mixed-use
development centers that can support and sustain higher levels of employment, commercial and social
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activities. This land use change and rezoning proposal will help realize the vision of the Plan East
Gainesville initiative by encouraging the development of a mixed use employment center near the
Gainesville Regional Airport. The Business Industrial district (proposed on a portion of the project site)
was created by the City of Gainesville for this type of economic development initiative near the airport
and supports the vision of the Innovation Gainesville city-wide initiative.

Discussions with staff at the Gainesville Chamber of Commerce has indicated that there is a deficit of
industrial lands in the Gainesville area that is suitable for attracting new businesses/employers to our
community. Providing just over 200 acres of land with the Business Industrial land use and zoning
designation will provide a sizable increase in raw land available for attracting businesses. Further, the
Chamber staff expressed an interest in promoting the subject property as an appropriate site for future
development.

The project site is also located within Zone A of the City’s Transportation Mobility Program Area (TMPA),
which is intended to promote redevelopment and infill in the eastern portion of the city (Transportation
Mobility Element, Policy 10.1.3). Future on-site development which will occur as a result of the
proposed land use and zoning change shall implement the overall goal of the TMPA program.

G. Level of Service Analysis

The following level of service analysis calculates the impacts of the proposed development scenario for
residential and nonresidential uses under the proposed future land use and zoning categories. Overall
net impacts will be calculated by the reduction of the existing entitlement impacts approved under the
current Planned Use District (PUD) future land use designation.

a. Proposed Land Use & Zoning Development Scenarios

The proposed change in future land use and zoning will change approximately 498 acres of land from
the current future land use designation of Planned Use District (PUD) and RSF-1, RSF-4 & I-1 zoning to
Residential Low, Residential Medium, Office and Business Industrial future land use designations and
RMF-5, RMF-8, OF and Bl zoning classifications. Based on existing site conditions and limitations, the
subject property will not develop at the maximum allowable ratios per the respective land use and
zoning districts. Rather, as demonstrated below, a more realistic development scenario has been
established based on site limitations and land planning experience in determining site development
potential.

Residential Development Scenario*
RESIDENTIAL CLASSIFICATION DWELLING UNITS (DU)
Residential Low (RL) FLU & RMF-5 Zoning 840
50% Single Family
50% Townhouse

Residential Medium (RM) FLU & RMF-8 Zoning 825
100% Multifamily (Apartment)
TOTAL 1,665

*Density Breakdown Based on Developable Land:
e RL/RMF-5 Calculations:
0 203 acres under RL classification
O Less 63 acres of wetland & surface water area
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0 Less 50% maximum upland set aside (70 acres)
0 70 net developable acres x 12 DU/AC = 840 units
e RM/RMF-8 Calculations:
0 60 acres under RM classification
O Less 5 acres of wetland/surface water area
0 Less 50% maximum upland set aside (27.5 acres)
0 27.5 net developable acres x 30 DU/AC = 825 units

Non-Residential Development Scenario *

NON-RESIDENTIAL SQUARE FEET (SF)/UNITS
Business Industrial (Bl) FLU & Zoning 930,000 SF
Office (O) FLU & Zoning 500 Unit/Bed ALF

*Intensity Breakdown based on Developable Land:
e Bl Calculations:

O 216 acres under Bl classification

O Less 30 acres of wetland/surface water area

0 Less 50% maximum upland set aside (93 acres)

0 Potential development of 10,000 square feet per acre after
roadways/driveways, parking, open space, landscaping and stormwater
management is considered

0 93 net developable acres x 10,000 SF/Acre = 930,000 SF

e  Office Calculations:
0 19 acres under Office classification
0 Less 7 wetland acres
0 Less 50% maximum uplands set aside (6 acres)
0 For this development, a specialized use is proposed (500 Unit/Bed ALF) on the 6
net developable acres

b. General Development Assumptions

The following describes the general development assumptions for the estimated development scenario
based on each individual proposed future land use / zoning designation:

Business Industrial

The general development assumption for this analysis related to the lands to be designated Business
Industrial FLU & Zoning include 90% of non-residential development consisting of business park(s) with a
complementary 10% of non-residential development as specialty retail, most likely found along external
roadway frontage.

The Institute of Transportation Engineers, Trip Generation Manual (9th Edition), defines a Business Park
(Land Use Code 770) as consisting of a group of flex-type or incubator one or two story buildings served
by a common roadway system. The tenant space is flexible and lends itself to a variety of uses. Spaces
offered within a Business Park include offices, retail and wholesale stores, restaurants, recreational area
and warehousing, manufacturing, light industrial or scientific research functions. The average mix is 20
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to 30 percent office/commercial and 70 to 80 percent industrial/warehousing. Specialty Retail is
described as generally small shopping centers that contain a variety of uses typically found in such
establishments.

Office

An assisted living facility (ALF) is proposed to be located within the Office FLU & Zoning district
containing up to 500 beds. The Office FLU and Zoning categories allow ALF’s as a permitted use by-right.

Residential Low / RMF-5

50% of the dwelling units within the RL category will be single family units and 50% within this category
will be a townhouse-style development product.

Residential Medium / RMF-8

100% of the units within the RM / RMF-8 category will be a multi-family/apartment-style development
product.

¢. Transportation

The project is located within the Transportation Mobility Program Area (TMPA) Zone A of the City’s
Transportation Mobility Program Area (TMPA), which is intended to promote redevelopment and infill in
the eastern portion of the city (Transportation Mobility Element Policy 10.1.3). Development within
Zone A is not required to meet Level of Service standards for concurrency but will be required to comply
with Policy 10.1.4 of the Comprehensive Plan Transportation Mobility Element. The trip generation for
the proposed change is presented below:

Proposed Trip Generation
Proposed Traffic Demand — Single Family Residential (ITE 210)

Units: 420
Category Rate Trips Directional Directional
Distribution In Distribution Out
PM Peak 1.00 420 0.63 265 0.37 155
Average Daily 9.52 3,999 0.50 2,000 0.50 1,999
Trips
Proposed Traffic Demand - Townhomes (ITE 230)
Units: 420
Category Rate Trips Directional Directional
Distribution In Distribution Out
PM Peak 0.52 219 0.67 147 0.33 72
Average Daily 5.81 2,441 0.50 1,221 0.50 1,220
Trips

Proposed Traffic Demand - Apartment (ITE 220)
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Units: 825
Category Rate Trips Directional Directional
Distribution In Distribution Out
PM Peak 0.62 511 0.65 332 0.35 179
Average Daily 6.65 5,487 0.50 2,744 0.50 2,743
Trips
Proposed Traffic Demand - ALF (ITE 254)
Units: 500 Units/Beds
Category Rate Trips Directional Directional
Distribution In Distribution Out
PM Peak 0.22 110 0.44 48 0.56 62
Average Daily 2.66 1,330 0.50 685 0.50 685
Trips

Units: 93,000 SF

Proposed Traffic Demand - Specialty Retail (ITE 826)

Category Rate Trips Directional Directional
Distribution In Distribution Out

PM Peak 2.71 252 0.44 111 0.56 141

Average Daily | 44.32 | 4,122 0.50 2,061 0.50 2,061
Trips
Less 34% Reduction for Pass-By Trips and 5% Internal Capture
PM Peak 154
Average Daily Trips 2,514

Units: 837,000 SF

Proposed Traffic Demand - Business Park (ITE 770)

All trips calculated using the ITE 9" Edition

Proposed Net Trip Generation

Category Rate Trips Directional Directional
Distribution In Distribution Out

PM Peak 1.26 1,055 0.26 274 0.74 781

Average Daily | 12.44 | 10,412 0.50 5,206 0.50 5,206
Trips
Less 5% Reduction for Internal Capture
PM Peak 1,002
Average Daily Trips 9,891

150111E

Category Units PM Peak Average Daily Trips
Single Family 420 DU 420 3,999
Townhomes 420 DU 219 2,441
Apts/Condos 825 DU 511 5,487
ALF 500 Units/Beds 110 1,330
Retail 93,000 SF 154 2,514
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Business Park ‘ 837,000 SF 1,002 9,891
Total Estimated Trip Generation 2,416 25,662

d. Existing Land Use Entitlements

To adequately determine true LOS potential developmental impacts on public facilities and
transportation related to the proposed conventional land use and zoning amendments an analysis of
current development approvals need to be reviewed. The existing Planned Use District (PUD) future
land use designation includes specific development entitlements that are indicated in the City
Commission approved future land use ordinance and codified as Policy 4.3.5 in the Comprehensive Plan
FLUE. These entitlements include:

Existing Approved Land Use Entitlements

Land Use Type SQUARE FEET (SF)/UNITS
Residential 1,200 Units
Assisted Living Facility (ALF) 300 Units/Beds
Retail 100,000 SF
Office 100,000 SF

Trip generation based on current development entitlements, as approved via the existing Planned Use
District FLU designation are as shown on the following tables:

Existing Entitlement Trip Generation

Proposed Traffic Demand - Single Family Residential (ITE 210)
Units: 400
Category Rate Trips Directional Directional
Distribution In Distribution Out
PM Peak 1.00 400 0.63 252 0.37 148
Average Daily 9.52 3,808 0.50 1,904 0.50 1,904
Trips
Proposed Traffic Demand - Townhomes (ITE 230)
Units: 400
Category Rate Trips Directional Directional
Distribution In Distribution Out
PM Peak 0.52 208 0.67 139 0.33 69
Average Daily 5.81 2,324 0.50 1,162 0.50 1,162
Trips
Proposed Traffic Demand - Apartment (ITE 220)
Units: 400
Category Rate Trips Directional Directional
Distribution In Distribution Out
PM Peak 0.62 248 0.65 161 0.35 87
Average Daily 6.65 2,660 0.50 1,330 0.50 1,330
Trips
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Proposed Traffic Demand - ALF (ITE 254)

Units: 300 Units/Beds

Category Rate Trips Directional Directional
Distribution In Distribution Out
PM Peak 0.22 66 0.44 29 0.56 37
Average Daily 2.66 798 0.50 399 0.50 399
Trips

Units: 100,000 SF

Proposed Traffic Demand - Specialty Retail (ITE 826)

All trips calculated using the ITE 9" Edition

Existing Entitlement Net Trip Generation

Category Rate Trips Directional Directional
Distribution In Distribution Out
PM Peak 2.71 271 0.44 119 0.56 152
Average Daily | 44.32 | 4,432 0.50 2,216 0.50 2,216
Trips
Less 34% Reduction for Pass-By Trips and 5% Internal Capture
PM Peak 165
Average Daily Trips 2,704
Proposed Traffic Demand - Business Park (ITE 770)
Units: 100,000 SF
Category Rate Trips Directional Directional
Distribution In Distribution Out
PM Peak 1.26 126 0.26 33 0.74 93
Average Daily | 12.44 1,244 0.50 622 0.50 622
Trips
Less 5% Reduction for Internal Capture
PM Peak 120
Average Daily Trips 1,182

150111E

Category Units PM Peak Average Daily Trips
Single Family 400 DU 400 3,808
Townhomes 400 DU 208 2,324
Apts/Condos 400 DU 248 2,660
ALF 300 Units/Beds 66 798
Retail 100,000 SF 165 2,704
Business Park 100,000 SF 120 1,182
Total Estimated Trip Generation 1,207 13,476

Net Trip Generation Impacts (Existing Entitlements vs. Proposed)
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Category Trip Generation
Entitlement PM Peak 1,207
Entitlement Average Daily Trips 13,476
Proposed PM Peak 2,416
Proposed Average Daily Trips 25,662
Net Change PM Peak 1,209
Net Change Average Daily Trips 12,186

As indicated in the table above, the proposed land use and zoning change will result in an anticipated
increase of 1,262 PM Peak trips and 12,707 average daily trips.

Level of Service Analysis

Roadway From To Adopted | ADT ADT Project | Available

Segment LOS MSV EXISTING | Impact | Capacity

SR 222 us 441 SR 24 E 39,800 | 17,200 6,093 16,507

(NW. 39" Ave.) | (NW 13" St.) | (Waldo Rd.)

SR 24 SR 222 CR 232 E 35,500 | 16,800 4,874 13,826

(Waldo Road) | (NE 39" Ave.) | (NE 53™ Ave.)

N. 53" Avenue | US 441 SR 24 E 15,930 | 12,558 1,219 2,153
(NW 13" st.) | (Waldo Road)

Assumptions: 50% trips applied to SR 222; 40% trips applied to SR 24; and 10% trips applied to N. 53" Avenue
Source: Gainesville MTPO 2012 Multimodal Level of Service Report

Based upon the net LOS analysis above, the net impacts associated with the proposed land use and
zoning amendments will not adversely increase impacts to local public transportation facilities and
should provide a development pattern to serve the residential and economic development needs of the
area.

e. Potable Water & Sanitary Sewer
The property is currently served with both potable water and sanitary sewer (wastewater) by Gainesville

Regional Utilities (GRU). Generalized maps indicating the location of existing water and wastewater
systems in the immediate area are included below:
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The proposed change in future land use and zoning (and related demands generated) will not cause the
City’s potable water system to operate below the adopted LOS, as indicated below:

Projected Potable Water Impact

System Category

Gallons Per Day

Current Capacity 54,500,000
Current Use 26,600,000
Available Capacity 27,900,000
Project Demand from Project (Net Impact)

[425 units x 2.46 persons / dwelling units x 200 gal per day] 209,100
[93,000 sq. ft. Retail / 300 sq. ft. per employee = 310 47,500
employees x 153 gallons per employee retail industry average]

[730,000 sq, ft. business park/ 700 sq. ft. per employee = 132,334
1,042 employees x 127 gallons per employee office buildings

average]

200 bed ALF x 124 gallons per bed per day hospital average 24,800
Residual Capacity After Proposed Development 27,486,266

The proposed change in future land use and zoning (and related demands generated) will not cause the
City’s potable water system to operate below the adopted LOS, as indicated below:

Projected Sanitary Sewer Impact

System Category

Gallons Per Day

Current Capacity 7,500,000
Current Average Demand 6,500,000
Available Capacity 1,000,000
Project Demand from Project (Net Impact)
[425 units x 2.46 persons / dwelling units x 113 gal per day] 118,142
[730,000 sq, ft. business park/ 700 sq. ft. per employee = 1,042 75,085
employees x 72 gallons per employee office buildings average]

14,000
200 bed ALF x 70 gallons per bed per day hospital average
Residual Capacity After Proposed FLU/Zoning Change 792,773

In summary, water and sewer concurrency are not a limiting factor related to the development of the
subject property. According to the tables above and conversations with GRU staff, connections to
electric, natural gas and potable water service are operating with available capacity in immediate
proximity to the project site. The Murphree Water Plant is located immediately north of the project
site, which distributes water throughout the City via several major water mains that run by the
perimeter of the project site. On-site provision of sanitary sewer service to the project site will require
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developer-funded off-site improvements, which may include the construction of force mains and lift
stations.

f. Solid Waste

The proposed change in future land use and zoning will not cause the City’s solid waste system to
operate below the adopted LOS. Solid waste will not exceed Gainesville’s established Level of Service
Standard of 0.655 tons of solid waste per capita per year disposed (3.6 pounds solid waste per capita per
day disposed). Collection of solid waste will not exceed Gainesville’s established Level of Service
Standard of 1.07 tons of solid waste per capita per year collected (5.9 pounds of solid waste per capita
per day collected).

Projected Solid Waste Impact

System Category Tons Per Year
Residential Projected Impact From Project (Net Increase)
[445 units x 2.46 persons / dwelling units x 0.655 tons per 717
capita/year]
Non-residential Projected Impact From Project (Net Increase)

. . 5,329
[730,000 sq. ft. non-residential x [4lbs per 100 sq. ft.] = 29,200
Ibs day/2000 = 146 tpd x 365 days/year = 5,329 tons/year
Alachua County Solid Waste Facility Capacity >10 Years

g. Recreation

The City of Gainesville is currently meeting all LOS standards for recreation. The proposed land use and
zoning change will not significantly affect the required LOS. As residential development occurs, each
development shall be required to demonstrate compliance with the adopted recreation Level of Service
standards.

h. Mass Transit
Mass transit services are currently in place to serve the site. The project site has access to three

Regional Transit System (RTS) routes within the City. The existing routes that are abutting or near the
project site include:

Route 24: Rosa Parks RTS Downtown Station to Job Corps/Airport
Route 25A: UF Commuter Lot to Airport
Route 25B: UF Cultural Plaza to Airport

i.  Public Schools
According to the net change in residential units as a result of the proposed future land use and zoning

change, approximately 235 additional single family units and 230 multifamily (townhouse and
apartment) units are proposed. The schools zoned for the property are East Gainesville CSA (Duval,

28



150111E

Lake Forest, Metcalfe, Rawlings or Williams Elementary School), Bishop Middle School, and Eastside
High School, which all have sufficient capacity for new students, even when considering the potential

impacts from the project.

Projected Public School Impact

Units Elementary Middle High
Generation Rates
Single-Family Units - 0.159 0.080 0.122
Multi-Family Units - 0.042 0.016 0.019
Calculations
Single-Family Units 235 37 19 29
Multi-Family Units 230 10 4 4
Total 465 47 23 33

Source: School Board of Alachua County
The SBAC 2015 Annual Report for School Concurrency shows that:

e The East Gainesville CSA for elementary schools has an available student capacity of 595 student
stations.

e The Bishop CSA for middle school has an available student capacity of 327 student stations.

e The Eastside CSA for high school has an available student capacity of 866 student stations.

Based on the proposed demand and existing capacity numbers indicated above, adequate capacity
exists in the school system to accommodate the proposed development and shall not exceed the
adopted LOS in the Alachua County Public School Interlocal Agreement. In addition, an official Public
School Generation Calculation Form was submitted as part of this application package.

H. Site Accessibility
Vehicular Accessibility

The project site is located within the urbanized portion of the City of Gainesville and has direct access in
each direction to a public right-of-way, including NE 39" Avenue to the south, Waldo Road to the east,
NE 53" Avenue to the north and NE 15" Street to the west. These roadways currently function with
excess vehicular capacity available and are more than capable of accommodating future net
development impacts that occur as a result of the proposed land use & zoning change. Future
development within the subject property will provide opportunities for interconnectivity between
internal land uses and between multiple adjoining roadways. An example of interconnectivity includes
the provision of a north/south boulevard road connecting NE 39™ Avenue and NE 53™ Avenue. In
addition, a future connection to Waldo Road is anticipated, aligning with the new airport access road,
which would ultimately become a signalized intersection as a result of future development occurring on
the subject property. This enhance street network will improve traffic flow in the area and will benefit
the airport by providing an improved intersection condition along Waldo Road.

Development of this property with regional businesses will benefit from this location, which includes
close proximity to the airport and a short commute to downtown Gainesville. In addition, from a
regional perspective, the project site is located in an optimal area as it relates to proximity to
Jacksonville and 1-75.

29



150111E

Multi-Modal Accessibility

The location of the site is also ideal for promoting multi-modal transportation including bicycle,
pedestrian, and transit use. The site provides excellent access to the City’s extensive bike routes via the
Waldo Road Greenway and the Depot Avenue Rail Trail. Additionally, the area is served by a sidewalk
network which connects the area to transit routes and other areas of downtown Gainesville. Sidewalks
and bike amenities would be required as part of any future on-site development activity and would
provide linkages to not only the mix of internal uses, but also the existing facilities along NE 39" Avenue.
In addition, the City’ Ironwood Golf Course will become much more accessible to non-vehicular traffic as
a result of residential development on the project site.

The project site is currently served by multiple Regional Transit Service (RTS) bus routes. This area is
served by RTS Route #24 (Downtown to Job Corps/Airport Industrial Park) and Route #25A (University of
Florida to Gainesville Regional Airport) and Route #25B (University of Florida Cultural Plaza to Airport).
This existing mass-transit network will allow for easy commutes for residents in future residential
development within the project site to local employment centers, including downtown Gainesville and
the University of Florida.

Comprehensive Plan Consistency

The proposed Office, RL, RM, and BI future land use and OF, RMF-5, RMF-8, and Bl zoning designations
are consistent with the City’s Comprehensive Plan. The following objectives and policies are the
applicable to the proposed designations:

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.

Consistency: The proposed change to future land use map to Office, RL, RM, and Bl and the zoning map
to OF, RMF-5, RMF-8, and BI will allow for a range of development opportunities on the property
including residential and non-residential uses for a mixed use employment center near the Gainesville
Regional Airport.

Objective 1.1 Adopt urban design principles that adhere to timeless (proven successful), traditional
principles.

Consistency: The proposed change to future land use map to Office, RL, RM, and Bl and the zoning map
to OF, RMF-5, RMF-8, and BI will allow for a range of development opportunities on the property
including residential and non-residential uses for a mixed use employment center near the Gainesville
Regional Airport.

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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Consistency: The proposed change to future land use map to Office, RL, RM, and Bl and the zoning map
to OF, RMF-5, RMF-8, and Bl will allow for a range of development opportunities on the property
including residential and non-residential uses for an integrated community.

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.

Consistency: The proposed change to future land use map to Office, RL, RM, and Bl and the zoning map
to OF, RMF-5, RMF-8, and BI will allow for a range of development opportunities on the property
including residential and non-residential uses.

Policy 1.1.3 Neighborhoods should contain a diversity of housing types to enable citizens from a wide
range of economic levels and age groups to live within its boundaries.

Consistency: The proposed change to future land use map to Office, RL, RM, and Bl and the zoning map
to OF, RMF-5, RMF-8, and BI will allow for a range of development opportunities on the property
including residential uses. RMF-5 and RMF-8 zoning regulations have different criteria for development
that will allow for a diversity of housing types on the property.

Objective 2.2 The City shall collaborate with community partners such as the University of Florida, Santa
Fe College, the Gainesville Area Chamber of Commerce, Alachua County, and the School Board of
Alachua County to develop the Innovation Economy within the nonresidential areas of the Gainesville
Innovation Zone (The Innovation Zone Map is part of the Future Land Use Map Series). For purposes of
this objective, Innovation Economy means those technology firms and/or entities that bring a new
process or technique to the production process and that are often, but not exclusively, related in some
manner to University of Florida-driven research, and are generally represented by sectors such as
Agritechnology, Aviation and Aerospace, Information Technology, Life Sciences and Medical Technology.

Consistency: The project site is primed to be a key player in the community push to develop an
Innovation Economy. With immediate proximity to Waldo Road, NE 39" Avenue and NE 53™ Avenue,
the project site also abuts the limits of the Innovation Zone Map, which includes lands at the northeast
guadrant of Waldo Road and NE 39" Avenue. Future development within the project site as Business
Industrial will provide just over 200 acres of vacant land that allows a wide mix of office, business park
and light industrial uses that can serve as the home to future businesses attracted to our community as
a part of the Innovation Economy.

GOAL 4 The future land use element shall foster the unique character of the city by directing growth and
redevelopment in a manner that: uses neighborhood centers to provide goods and services to city
residents; protects neighborhoods; distributes growth and economic activity throughout the city in
keeping with the direction of this element; preserves quality open space; and preserves the tree canopy
of the city. The future land use element shall promote statewide goals for compact development and
efficient use of infrastructure.

Consistency: The proposed change to future land use map to Office, RL, RM, and Bl and the zoning map
to OF, RMF-5, RMF-8, and Bl will allow for a range of development opportunities on the property
including residential and non-residential uses for a mixed use employment center near the Gainesville
Regional Airport. Future development plans for the site will meet all requirements for open space and
tree preservation required by the stringent regulations in the Land Development Code.

31



150111E

Objective 4.1

The City shall establish land use designations that allow sufficient acreage for residential, commercial,
mixed use, office, industrial, education, agricultural, recreation, conservation, public facility and
institutional uses at appropriate locations to meet the needs of the proposed population and that allow
flexibility for the City to consider unique, innovative, and carefully construed proposals that are in
keeping with the surrounding character and environmental conditions of specific sites.

Consistency:  The proposed Office, RL, RM, and BI future land use and OF, RMF-5, RMF-8, and BI
zoning designations for the subject property, will directly contribute to the community by allocating
properly-zoned area enable economic development in East Gainesville, near the Gainesville Regional
Airport. The set of permitted uses for the OF, RMF-5, RMF-8, and Bl zoning districts will allow for the
potential mixed use development of the property.

This 498 acre property contains adequate area to serve multiple purposes, including residential and non-
residential development, establishing environmental protection areas (at the time of future
development activity) and appropriate separation area between adjacent uses.

Policy 4.1.1 Land use categories on the Future Land Use Map shall be defined as follows:

Residential Low-Density (up to 12 units per acre)

This land use category shall allow dwellings at densities up to 12 units per acre. The Residential Low-
Density land use classification identifies those areas within the City that, due to topography, soil
conditions, surrounding land uses and development patterns, are appropriate for single-family
development, particularly the conservation of existing traditional low density neighborhoods, single-
family attached and zero-lot line development, and small-scale multi-family development. Land
development regulations shall determine gradations of density, specific uses and performance measures.
Land development regulations shall specify criteria for the siting of low-intensity residential facilities to
accommodate special need populations and appropriate community level institutional facilities such as
places of religious assembly, public and private schools other than institutions of higher learning, and
libraries. Land development regulations shall allow home occupations; accessory units in conjunction
with single-family dwellings; and bed-and-breakfast establishments within certain limitations.

Residential Medium-Density (8-30 units per acre)

This land use classification shall allow single-family and multi-family development at densities from 8 to
30 dwelling units per acre. Lots that existed on November 13, 1991 and that are less than or equal to 0.5
acres in size shall be exempt from minimum density requirements. The land shown as Residential
Medium-Density on the Future Land Use Map identifies those areas within the City that, due to
topography, soil conditions, surrounding land uses and development patterns, are appropriate for single-
family, and medium-intensity multi-family development. Land development regulations shall determine
gradations of density and specific uses. Land development regulations shall specify criteria for the siting
of appropriate medium-intensity residential facilities to accommodate special need populations and
appropriate community-level institutional facilities such as places of religious assembly, public and
private schools other than institutions of higher learning, and libraries. Land development regulations
shall allow home occupations within certain limitations.

Office

The Office land use category identifies areas appropriate for office and residential uses. This category is
intended to identify appropriate areas for professional and service uses, hospital and medical uses,
compound and residential uses, and appropriate ancillary uses. Office designations shall be applied to
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compact office development. Residential uses in office districts shall be designed as new in-town
development, mixed-use, live-work, compound use or shall accommodate existing residential
development within the district. Densities shall not exceed 20 units per acre. Land development
regulations shall determine the appropriate scale of uses; and the specific criteria for the siting of private
schools and churches. Intensity will be controlled by adopting land development regulations that
establish height limits of 5 stories or less, that require buildings to face the street, and modest build-to
lines, instead of a maximum floor area ratio; however, height may be increased to a maximum of 8
stories by special use permit.

Business Industrial

This land use category is primarily intended to identify those areas near the Gainesville Regional
Airport appropriate for office, business, commercial and industrial uses. This district is distinguished
from other industrial and commercial districts in that it is designed specifically to allow only uses that
are compatible with the airport. Intensity will be controlled by adopting land development regulations
that establish height limits consistent with the Airport Hazard Zoning Regulations. When not located
within an airport zone of influence, this category may be used to designate areas for office, business,
commercial and industrial uses, with a maximum height of 5 stories, and a maximum floor area ratio of
4.0. Land development regulation(s) shall specify the type and distribution of uses, design criteria,
landscaping, pedestrian and vehicular access.

Consistency:  The existing future land use & zoning designations allow for a mix of residential and
non-residential land uses. The proposed Office, RL, RM, and Bl designations (and corresponding zoning
districts) is similar to the existing land use & zoning mix and is also appropriate, as indicated throughout
this report. The property is within close proximity to the Gainesville Regional Airport, an area
specifically designated to accommodate Business Industrial land use. In addition, the Office, RL, RM, and
Bl designations will allow for future permitted uses that will allow for a mixed use development that is
consistent with the adjacent development pattern in the area, including providing economic support to
the Ironwood Golf Course.

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;

Consistency: The proposed land use and zoning change is consistent with the City Comprehensive Plan.
An analysis of consistency is included in this report under the section titled; ‘Comprehensive Plan
Consistency.’

2. Compatibility and surrounding land uses;

Consistency: The subject property is adjacent to and surrounds the Ironwood Golf Course. To the north,
a self-storage facility and NE 53" Avenue are along the northern boundary of the property. Across NE
53" Avenue, uses include a solar power generating facility, GRU water treatment facility and vacant
land. To the east of the subject property is vacant land owned by the City of Gainesville, a mobile home
park, Brittany Estates, and vacant land zoned MP. The Gainesville Regional Airport is just across Waldo
Road to the east. To the south, NE 39" Avenue runs along a portion of the property boundary and south
of NE 39" Avenue is a tract of vacant land, zoned Single Family Residential. A small group of commercial
and industrial businesses are south of the property near the intersection of SR 24 (Waldo Road) and NE

33



150111E

39™ Avenue. To the west of the property are two residential subdivisions and NE 15" Street. There is
adequate space to provide significant vegetative buffering (as provided via the Ironwood Golf Course
and as required per City Code) on all sides of the property to provide a visual and sound buffer from the
adjacent properties when future development occurs on the site.

The non-residential portion of the project site shall have a land use and zoning designation of Business
Industrial, which according to the City Comprehensive Plan and Land Development Code, is compatible
with the surrounding mix of urban uses. As stated, the Comprehensive Plan states that the Business
Industrial designation was designed specifically to allow only uses that are compatible with the airport.
Further, as stated in LDC Sec. 30-67.1 the Business Industrial district contains uses which generally are
not objectionable because of noise, heavy truck traffic or fumes, or uses that can be adequately
regulated for mitigation of nuisances by performance standards.

Based on the proposed land use & zoning districts and the geographic separation between adjacent
uses, all proposed future development will be compatible with the surrounding area.

3. Environmental impacts and constraints;

Consistency: There are environmental resources located on the subject property, as indicated in the
environmental assessment report prepared by Ecosystem Research Corporation, dated April 5, 2015.
Regarding these on-site environmental features, the applicant retained Ecosystem Research Corporation
to prepare an environmental assessment to provide an analysis of the site which provides an overall
look at the resources that area existing on the property. The ERC report is included as an exhibit with
this application and shall serve as the base document for identification of on-site environmentally
sensitive features as they relate to any future development to be proposed on the property. This
extensive analysis is included in the application as Attachment 4. Please refer to this report for a
detailed review of the extent and condition of these on-site resources.

No development is proposed as part of this land use and zoning change application. However, any
future development activity shall be sensitive to the protection of natural and community resources. All
future development shall be directed away from any existing natural resource and wetland areas to the
greatest extent possible and development in and around wetland areas shall comply with the criteria
outlined in the City Land Development Code, specifically, Division Il (Surface Waters and Wetlands) and
Division IV (Regulated Natural and Archaeological Resources).

4. Support for urban infill and/or redevelopment;

Consistency: The subject property is within the urbanized portion of the City of Gainesville. Urban land
uses, centralized utilities, and arterial roadways surround the property in almost every direction. A
major commercial recreation facility owned by the City (Ironwood Golf Course), is located in the center
of the subject property. Due to its location and proximity to necessary public facilities, the property is
suitable for urban infill development. Such development activity will support the Waldo Road
Corridor/Gainesville Regional Airport area by providing additional lands for business location, job
creation and supporting residential activity.

5. Impacts on affordable housing;

Consistency: The proposed land use and zoning change includes a mix of residential designations,
density ranges and permitted housing types, which will promote the construction of a range of housing
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stock (single family, townhouse, apartment, etc.). The provision of this variety of housing options will
serve a range of income and age ranges and will therefore have a positive impact of affordable housing
in the area.

6. Impacts on the transportation system;

Consistency: No development activity is proposed as part of the proposed land use and zoning change
application stage. However, any future development on-site shall require development plan review by
the City and at that time, a detailed traffic analysis would occur and must demonstrate compliance with
the applicable transportation mobility regulations at that time. Regarding existing roadway capacity in
the immediate area, the net increases between the existing land use entitlements and proposed land
use & zoning designations are relatively minor in relation to overall capacity and therefore, the
proposed changes will not result in increases in demand that will negatively affect the adopted level of
service for the adjacent road segments. Please refer to the section within this report titled; ‘Level of
Service Standards’ for the detailed analysis.

7. An analysis of the availability of facilities and services;

Consistency: The net increases between existing land use entitlements and proposed land use & zoning
designations are relatively minor in relation to overall capacity and therefore, the proposed changes will
not result in increases in demand that will negatively affect the adopted level of service for public
facilities. As demonstrated in the Level of Service portion of this report, adequate public facilities are
available within the immediate project area at a capacity adequate to serve future on-site development.
Please refer to the section within this report titled; ‘Level of Service Standards’ for the detailed analysis.

8. Need for the additional acreage in the proposed future land use category;

Consistency: The proposed change in future land use (pre-PUD) & zoning retains a mix of residential and
non-residential land use & zoning categories and represent a relatively minor adjustment in the overall
gross acreage split between residential and non-residential categories. The following table illustrates
the split between residential and non-residential mapped acreages when comparing pre vs. post land
use/zoning changes:

Land Use Type Existing Acreage Split | Proposed Acreage Split | Net Change
(Pre-PUD)

Residential Use Area 298 (+/-) 263 (+/-) -35 (-12%)

Non-Residential Use Area 200 (+/-) 235 (+/-) +35 (+17%)

It should be noted that the net reduction in residential use area is directly attributable to the prohibition
of residential development within the 60 dnl noise contour. This regulation limits residential
development to be located outside of the noise contour and therefore limits the allocation of residential
lands to the north and south portions of the project site.

Need for the requested land use and zoning designations is demonstrated by relating the property to
the overall goals and intent of the following studies and overlays found in the City Comprehensive Plan

and Land Development Code that apply to the project site:

TMPA Zone A
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The project is located within Zone A of the City’s Transportation Mobility Program Area (TMPA), which is
intended to promote redevelopment and infill in the eastern portion of the city (Transportation Mobility
Element, Policy 10.1.3). Future on-site development which will occur as a result of the proposed land
use and zoning change shall implement the overall goal of the TMPA program.

Plan East Gainesville Report

The Plan East Gainesville Report was accepted by the City of Gainesville in 2003 and is referenced in the
City of Gainesville Comprehensive Plan. A primary objective of the Plan is the targeting of specific areas
for mixed-use development centers that can support and sustain higher levels of employment,
commercial and social activities. This land use change and rezoning proposal will help realize the vision
of the Plan East Gainesville initiative by encouraging the development of a mixed use employment
center near the Gainesville Regional Airport. The Business Industrial district (proposed on a portion of
the project site) was created by the City of Gainesville for this type of economic development initiative
near the airport and supports the vision of the Innovation Gainesville city-wide initiative.

Waldo Road Corridor Study

The Waldo Road Corridor Study identifies the areas surrounding the intersection of NE 39" Avenue and
Waldo Road as the ‘Airport District.” The Study indicates the appropriate use of these lands include a
mixed use activity center, employment district and higher density residential activities. These concepts
are supported via the proposed land use and zoning designations on the project site.

Chamber of Commerce

According to staff at the Gainesville Chamber of Commerce, there is a deficit of industrial lands in the
Gainesville area that is suitable for attracting new businesses/employers to our community. Providing
just over 200 acres of land with the Business Industrial land use and zoning designation will provide a
sizable increase in raw land available for attracting businesses. Further, the Chamber staff expressed an
interest in promoting the subject property as an appropriate site for future development.

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.;

Consistency: A review of Sec. 163.3177(6)(a)9, F.S., is included below
163.3177 Required and optional elements of comprehensive plan; studies and surveys.

(6) In addition to the requirements of subsections (1)-(5), the comprehensive plan shall include the
following elements:

(a) A future land use plan element designating proposed future general distribution, location, and
extent of the uses of land for residential uses, commercial uses, industry, agriculture, recreation,
conservation, education, public facilities, and other categories of the public and private uses of land.
The approximate acreage and the general range of density or intensity of use shall be provided for
the gross land area included in each existing land use category. The element shall establish the long-
term end toward which land use programs and activities are ultimately directed.
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9. The future land use element and any amendment to the future land use element shall discourage the
proliferation of urban sprawl.

a. The primary indicators that a plan or plan amendment does not discourage the proliferation of
urban sprawl are listed below. 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 in order to determine whether the plan or plan amendment:

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

Consistency: The proposed change to future land use map to Office, RL, RM, and Bl and the zoning map
to OF, RMF-5, RMF-8, and Bl does not promote low-intensity, low density or single used development.
Rather, the permitted uses in the requested zoning districts will allow for a range of development
opportunities on the property.

(ll)  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.

Consistency: The proposed change to future land use map to Office, RL, RM, and Bl and the zoning map
to OF, RMF-5, RMF-8, and Bl does not promote urban development to occur in rural areas. Rather, the
proposed future land use and zoning designations will allow for economic development opportunities in
east Gainesville near the Gainesville Regional Airport. The project site is located within the urbanized
area of Gainesville with adequate public facilities available to serve the site, including water, sewer,
roadway facilities, etc.

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

Consistency: The proposed change to future land use map to Office, RL, RM, and Bl and the zoning map
to OF, RMF-5, RMF-8, and Bl do not promote radial, strip isolated or ribbon patterns. Future
development will include interconnectivity within the project site and between NE 53™ Avenue, NE 39"
Avenue, and NE 15" Street. The proposed land use / zoning changes will promote an active mix of
employment and residential uses that will support each other and in addition, will support northeast
Gainesville, including the City’s Ironwood Golf Course and the Gainesville Regional Airport.

(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.

Consistency: Any future development will be required to protect natural resources according to the
stringent environmental protection standards found in the City of Gainesville Land Development Code,
including LDC Chapter 30, Article VIII, Division 3 (Environmental Overlays) and Division 4 (Regulated
Natural and Archaeological 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.
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Consistency: The project site is not currently utilized for agricultural purposes. In addition, the
proposed land use and zoning changes are between urban (non-agricultural) designations and therefore,
will not result in any negative impacts on agricultural uses on the property or in the area.

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

Consistency: The proposed change to the future land use map to Office, RL, RM, and Bl and the zoning
map to OF, RMF-5, RMF-8, and Bl is in an area surrounded by uses served by existing public facilities and
services. Future development on the project site will connect to all required centralized services,
including potable water, sanitary sewer, roadways, mass transit, etc. In addition, each of these public
facilities are available to serve the site at an adequate level of service to accommodate future demands.
(VIl)  Fails to maximize use of future public facilities and services.

Consistency: The proposed change to the future land use map to Office, RL, RM, and Bl and the zoning
map to OF, RMF-5, RMF-8, and Bl is in an area served by existing public facilities and services and is
located in an area designated by the city for future economic development.

(VIll) 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.

Consistency: The proposed change to the future land use map to Office, RL, RM, and Bl and the zoning
map to OF, RMF-5, RMF-8, and Bl allows for a land use pattern that will not 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 the urbanized portion
of Gainesville and is surrounded by existing public facilities and roadways that have adequate capacity
to serve future development on-site. The proposed land use/zoning designations will create a very
effective land use pattern that will ensure that public facilities are properly utilized.

(IX) Fails to provide a clear separation between rural and urban uses.

Consistency: There is a clear separation between rural and urban uses in the project area. The City has
identified this area for urban development since being annexed several years ago. Further, the existing
and proposed land use/zoning designations for the project site call for urban development in an
urbanized portion of the city. In addition, these designations do not include agriculture as a permitted
use.

(X) Discourages or inhibits infill development or the redevelopment of existing neighborhoods and
communities.

Consistency: The proposed land use and zoning change does not discourage or inhibit infill development
or redevelopment. In fact, the development of this property will be a catalyst for future infill
development in the area, which is specifically called for in Zone A of the City’s Transportation Mobility
Program Area (TMPA). Transportation Mobility Element Policy 10.1.3 states that Zone A, in which the
project is located, is intended to promote redevelopment and infill in the eastern portion of the city.
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(Xl) Fails to encourage a functional mix of uses.

Consistency: The proposed change to future land use map to Office, RL, RM, and Bl and the zoning map
to OF, RMF-5, RMF-8, and Bl allows for a wide range of uses on the site, including both residential and
non-residential development within the property.

(Xll) Results in poor accessibility among linked or related land uses.

Consistency: The proposed change to future land use map to Office, RL, RM, and Bl and the zoning map
to OF, RMF-5, RMF-8, and BI will not result in poor accessibility among linked or related land uses.
Future development will include interconnectivity within the site and between NE 53" Avenue, NE 39"
Avenue, and NE 15" Street.

(XIll) Results in the loss of significant amounts of functional open space.

Consistency: The proposed land use and zoning will not result in a loss of functional open space. The
land is privately owned and is not open to the public and therefore, not functional open space. In
addition, any future development shall comply with the open space criteria found in the City Land
Development Code and therefore, the project site will provide additional functional open space above
what is currently provided.

b. The future land use element or plan amendment shall be determined to discourage the proliferation
of urban sprawl if it incorporates a development pattern or urban form that achieves four or more of
the following:

(1) 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.

Consistency: Any future development will be required to protect natural resources according to the
stringent environmental protection standards found in the City of Gainesville Land Development Code,
including LDC Chapter 30, Article VIII, Division 3 (Environmental Overlays) and Division 4 (Regulated
Natural and Archaeological Resources).

(ll) Promotes the efficient and cost-effective provision or extension of public infrastructure and services.

Consistency: The proposed change to the future land use map to Office, RL, RM, and Bl and the zoning
map to OF, RMF-5, RMF-8, and Bl is in an area surrounded by uses served by existing public facilities and
services.

(lll)  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.

Consistency: The proposed change to the future land use map to Office, RL, RM, and Bl and the zoning
map to OF, RMF-5, RMF-8, and Bl allows for a wide range of uses on the site, including both residential
and non-residential development within the property. Future development will include interconnectivity
within the site and between NE 53™ Avenue, NE 39t Avenue, and NE 15" Street. In addition, the project
site is served by 3 separate RTS bus lines and can easily access the Waldo Road Greenway Trail.
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(IV) Promotes conservation of water and energy.

Consistency: The proposed change to the future land use map to Office, RL, RM, and Bl and the zoning
map to OF, RMF-5, RMF-8, and Bl is in an area surrounded by uses served by existing public facilities and
services, thereby reducing sprawl and wasteful allocation of resources, including water use via wells and
non-centralized systems and more costly energy service to remote areas. All future development on the
project site shall connect to centralized public facilities.

(V) Preserves agricultural areas and activities, including silviculture, and dormant, unique, and prime
farmlands and soils.

Consistency: The proposed land use and zoning change does not affect any existing agricultural areas or
activities. Agricultural uses are not presently conducted on the project site.

(VI) Preserves open space and natural lands and provides for public open space and recreation needs.

Consistency: Any future development will be required to protect natural resources according to the
stringent environmental protection standards found in the City of Gainesville Land Development Code,
thus providing designated open, natural spaces on the site as part of future site development. The site
does not presently provide any public open space or recreation area.

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

Consistency: The proposed change to the future land use map to Office, RL, RM, and Bl and the zoning
map to OF, RMF-5, RMF-8, and BI allows for a wide mix of land uses on the site, including both
residential (with multiple housing types) and non-residential development (retail, office business park,
etc.) within the property.

(VIll)  Provides uses, densities, and intensities of use and urban form that would remediate an existing
or planned development pattern in the vicinity that constitutes sprawl! or if it provides for an
innovative development pattern such as transit-oriented developments or new towns as defined in s.
163.3164.

Consistency: The proposed change to the future land use map to Office, RL, RM, and Bl and the zoning
map to OF, RMF-5, RMF-8, and Bl allows for a wide range of uses and densities & intensities on the site,
including both residential and non-residential development within the property. The project is located
within an existing urbanized portion of the City with existing public infrastructure available to
accommodate urban development.

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

Consistency: The proposed change to the future land use map to Office, RL, RM, and Bl and the zoning
map to OF, RMF-5, RMF-8, and BI provide for urban development in an area of the city designated for
future economic development. As previously stated, the project lies within TMPA Zone A, which the
Comprehensive Plan promotes for urban infill development. Future development of this property with
private capital investment will lead directly to job creation and a stimulus to overall economic
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development in the area. This will benefit the residents and local businesses in the area and Gainesville
Regional Airport.

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

Consistency: The subject property does not include any antiquated subdivisions as defined in Section
163.3164, F.S. Therefore, this provision does not apply.

Conclusion

According to the Future Land Use Element Policy 4.1.3, the City will review proposed changes to the
Future Land Use Map by considering the overall compatibility of the proposal; surrounding land uses;
environmental impacts and constraints; whether the change promotes urban infill; and whether the
best interest, community values or neighborhood support is achieved. The proposed land use change
and rezoning applications are compatible with the City’s Comprehensive Plan and Land Development
Code.

The proposed amendments to the Future Land Use Map and zoning district are appropriate for this
property. The Office, RL, RM, and BI future land use and the OF, RMF-5, RMF-8, and Bl zoning
designations are compatible with the surrounding areas and allow for a variety of uses appropriate for
the creation of a walkable, mixed use employment center. The project site is also located in the
urbanized section of Gainesville with immediate access to major roadways (NE 39" Avenue, NE 53"
Avenue and Waldo Road) and existing GRU utility infrastructure.

This application will create an employment sector in northeast Gainesville that will provide economic
development opportunities and job creation near the Waldo Road Corridor, Gainesville Regional Airport
and Ironwood Golf Course. Development on the project site wills serve as a catalyst for attracting new
businesses, job creation and a range of housing types in east Gainesville, consistent with the Plan East
Gainesville Report and Waldo Road Corridor Study.

Economic development activity on the project area will also support the Gainesville Regional Airport by
attracting new businesses and residents in close proximity. In addition, a potential road connection
from the project site to Waldo Road may be aligned with the new airport access road, which ultimately
would result in a signalized intersection which will improve accessibility to the airport. The potential
benefits are recognized by the airport as the Airport Authority voted unanimously to support the
proposed land use and zoning change application presented as part of this application.

The proposed land use and zoning designations will allow for clustering of development away from

environmentally sensitive resources located on-site to the greatest extent possible, thus demonstrating
consistency with the environmental protection provisions outlined in the Land Development Code.
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