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Background 

 
The overall Blues Creek development is located in northwest Gainesville and is west of NW 43rd Street, south of 
NW 81st Avenue, and generally north of NW 69th Lane.  The western boundary of the Blues Creek development 
forms the western boundary of the City of Gainesville in that area.  The map below (Figure 1) illustrates the 
general location. 
 

 
 
 
The development of Blues Creek was originally approved as an Alachua County Planned Unit Development (PUD) 
by Zoning Resolution Z-81-68 (see Attachment 3) that was adopted on July 21, 1981.  The County PUD was 
further amended by a revised Master Plan for Blues Creek (see Attachment 4) adopted and approved by Alachua 
County dated November 1999. 
 
The entire Blues Creek development consists of approximately 300 acres.  Portions of the overall Blues Creek 
PUD were annexed by the City of Gainesville by Ordinances 001161, 001162, 001163, 002393, and 040290.  
These annexations occurred in 2001, 2002, and 2005.  At this time, approximately 91% (273.6 acres) of the 
development lies within Gainesville city limits. 
 
Subsequent to the annexations, the City of Gainesville applied City future land use and zoning designations to 
the property.  Consistent with the Alachua County PUD zoning designation, the City applied Planned 
Development (PD) zoning to the property via Ordinances 030472 (adopted 10/27/03) and 041187 (adopted 
11/28/05).  Attachment 5 contains Ordinances 030472 and 041187, which are the last City-adopted versions of 
the Blues Creek PD.  The Alachua County development regulations and conditions approved by Alachua County 
through Resolution Z-81-68 and the revised Master Plan for Blues Creek (dated November 1999) were adopted 
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by the City as the regulating documents for the City PD.  The PD allows for single-family detached and single-
family attached units. 
 
The 1999 Master Plan for Blues Creek allowed up to 615 residential dwelling units with a mix of single-family 
attached units and single-family detached units in multiple unit phases.  To date, the Blues Creek development 
has substantially built out the phases originally approved in the Alachua County PUD.  Units 1-4 and 6 are mostly 
built out and are shown on the 1999 Master Plan for 305 single-family attached units and 170 single-family 
detached units.  Unit 7 is platted for 16 lots (PB 28, PG 15) but is not developed/built.  Unit 5 is partially 
completed with 10 single-family detached units (this is Phase 1 of Unit 5); the 1999 Master Plan allowed up to 
82 single-family detached units in Unit 5. 
 
Statement of Proposed Change 

 
This petition proposes text amendments to the existing Blues Creek Planned Development zoning designation 
and amendment of the PD Layout Plan to reflect a proposed new Unit 5, Phase 2 subdivision of single-family 
detached lots.  The proposed amendments to the PD Layout Plan are shown in Attachment 6.  The project limits 
are indicated in the aerial map shown in Figure 2. 
 

 
 
The amendments to the text of the PD include the following: 
 

1. Reduction of the residential units allowed in Unit 5 
2. Addition of new development standards 
3. Amendment / update of some existing development standards 
4. Addition of text stating the annexation and zoning history 
5. Addition of a trip generation note for Unit 5, Phase 2 
6. Revisions to text to reflect being under the City’s jurisdiction 
7. Setbacks for the proposed Unit 5, Phase 2 subdivision 



3 
 

8. Addition of a standard concerning encroachment into wetland buffer areas in Unit 5, Phase 2 
 
 Amendments to the PD Layout Plan include the following: 
 

1. Illustration of 44 new lots proposed as Unit 5, Phase 2 (reduced from the 72 currently approved lots) 
2. Illustration of conservation areas for Unit 5, Phase 2 (primarily for environmental set-asides) 
3. Illustration of a proposed 40 foot wide perpetual ingress/egress and public utilities easement to 

provide private drive access to Lots 37-44 to minimize impervious area and incorporated Low Impact 
Development (LID) design elements 

4. Minor adjustment to the city limits line to correctly reflect the City of Gainesville city limits 
5. Addition of the conceptual location of an underground utility crossing between Units 2 and 5 that 

crosses the area labeled “drainage easement, developed recreation, & conservation area.” 
 
 
Existing Future Land Use Designation 

 
The current Future Land Use designations on the site are Single Family and Residential Low, as indicated on 
Figure 3 below: 
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Policy 4.1.1 of the Future Land Use Element defines the Single Family and Residential Low Land Use Categories 
as follows: 
 
Single-Family (up to 8 units per acre)   
 
This land use category shall allow single-family detached dwellings at densities up to 8 dwelling units per acre. 
The Single-Family 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. 
Land development regulations shall determine the performance measures and gradations of density. 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 in conjunction with single-family dwellings under certain limitations. 
 
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 singlefamily development, particularly the conservation of 
existing traditional low density neighborhoods, single-family attached and zero-lot line development, and small-
scale multifamily 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. 

 
As described above, the Single Family and Residential Low Future Land Use categories do support the existing 
residential types of uses within the Blues Creek development and support the implementation of the existing 
Planned Development zoning district.  
  



5 
 

 
Existing Zoning District 

 
The current zoning designation of the site is Planned Development (PD), as indicated on Figure 4 below: 
 

 

 
 
 
The Planned Unit Development zoning for Blues Creek was originally approved by Alachua County in 1981 with 
a revised Master Plan adopted by Alachua County dated November 1999.  After annexations occurred, the City 
of Gainesville subsequently adopted Planned Development zoning for the properties on October 27, 2003 
(Ordinance 030472) and on November 28, 2005 (Ordinance 041187).  No expiration date was stated in the 
original Alachua County Planned Unit Development.  There was also no expiration date stated in the 
subsequent City PD ordinances that were adopted. 
 
Proposed Zoning District 

 
This petition requests to amend the existing Blues Creek Planned Development zoning designation.  Specifically, 
this application requests to amend the last version of the PD Layout Plan and associated text that was approved 
by the City Commission in 2005.  The primary amendment to the PD Layout Plan is to change the configuration 
of Unit 5 to reduce the number of single-family lots (a reduction of 28 lots), provide for alternative access in the 
form of a perpetual ingress/egress easement to minimize pavement and to avoid and protect wetland areas, and 
provide a conceptual location for the underground utility crossing between Units 5 and 2 (this is under the 
condition that it be a jack and bore crossing).  Other text amendments are intended to provide development 
standards for Unit 5, Phase 2, update the language to reflect being under the City’s zoning jurisdiction, include 
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a trip generation note for Unit 5, Phase 2, add the condition that all housing units in this phase must be sprinkled 
to comply with Gainesville Fire Rescue (GFR) requirements, and add a standard related to limited encroachment 
into wetland buffers in Unit 5, Phase 2.  
 
The proposed amendments to the Blues Creek PD were formulated based on discussions with the City’s Planning 
and Development Services Department.  The input received was to: increase protections for environmentally 
sensitive areas in Unit 5, Phase 2 by reducing the number of lots and improving the subdivision layout; clarify 
that the dotted line area shown between Units 5 and 2 on the original master plan was intended for a utility 
crossing; provide for fire sprinkler systems in each Unit 5, Phase 2 housing unit to meet fire safety protection 
requirements; include a private driveway system south of proposed lots 29 and 36 to avoid wetland impacts and 
reduce the development footprint. 
 
The proposed text and PD Layout Plan amendments reflect the input from the Planning and Development 
Services Department, and they address each of the primary issue areas.  The text amendments indicated on the 
PD Layout Plan show the following: 
 

1. Single family units in Unit 5 reduced from 82 to 54.  Unit 5, Phase 2 will only include 44 single-family 
detached units, which is a reduction of 28 lots from the 72 that were previously allowed. 

2. New and revised development standards are shown that: 
a. Require lots in Unit 5, Phase 2 to exclude wetlands and wetland buffer areas 
b. Require new development to meet the City’s Transportation Mobility Program Area requirements 

or transportation mobility requirements in effect at the time of development 
c. Require that the utility crossing between Units 2 and 5 be underground for electric, water, and/or 

sewer only and be limited to jack and bore only 
d. Require all housing units in Unit 5, Phase 2 to have fire sprinkler systems 
e. Allow a private driveway to serve lots 37-44 in the form of a perpetual ingress/egress easement 

with a pavement width of 14 feet.  The private drive will implement low impact development 
practices, including elimination of sidewalks and gutter to minimize pavement. 

f. Allow for limited encroachment into the 35 foot wetland buffer areas where site constraints exist, 
but still require the overall average 50 foot wetland buffer to be maintained 

3. Addition of text showing setbacks for the proposed Unit 5, Phase 2 subdivision 
4. Addition of text indicating the annexation and zoning history for the PD 
5. Addition of text in the Unit Mixture table to reflect the approved final plat (City Resolution 060095) for 

16 dwelling units in Unit 7 (PB 28; PG 15) 
6. Addition of a trip generation note for Unit 5, Phase 2 
7. Text revisions that reflect that the PD is under the City of Gainesville’s jurisdiction 
8. The PD Layout Plan is revised to illustrate: 

a. 44 new lots for Unit 5, Phase 2 
b. Conservation areas for Unit 5, Phase 2 (primarily intended for environmental set asides) 
c. Illustration of the proposed location of the perpetual ingress/egress easement for access to lots 

37-44 
d. Adjustment of the Gainesville city limits line associated with Lot 13 in Unit 2 of the Blues Creek 

Subdivision per a discussion with Pat Durbin of City Public Works  
e. Illustration of the conceptual location for the utility crossing between Unit 2 and Unit 5 
f. Annotation of the location of Unit 7 as approved by final plat on 6/11/07 by City Resolution 

060095 
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Consistency with Land Development Code 

 
Division 4 – Planned Development District  

Sec. 30-211. - Purpose and intent.  

(a) Purpose. It is the purpose of this district to provide a method for landowners or developers to submit unique 
proposals which are not provided for or allowed in the zoning districts otherwise established by this chapter. 
In particular, these provisions allow a mix of residential and nonresidential uses and/or unique design 
features which might otherwise not be allowed in the district, but they must conform to all aspects of the 
comprehensive plan. Rezoning for planned developments (PDs) will be an entirely voluntary procedure. 

Consistency:  Blues Creek was approved as a Planned Unit Development in 1981 in Alachua County and PD 
zoning was adopted by the City Commission in 2003 and 2005.  It provides a mix of single-family dwellings 
and single-family attached units. This is a unique project because of the existing environmental features and 
the time period over which development has occurred (regulations and jurisdiction have changed over time).  
The master plan/PD Layout Plan also provides innovative design for protecting wetland areas, wetland 
buffers, and recognizing that the property is located in the Strategic Ecosystem.  

(b) Objectives. The PD provisions are intended to promote flexibility of design and integration of uses and 
structures, while at the same time retaining in the city commission the absolute authority to establish 
limitations and regulations thereon for the benefit of the public health, welfare and safety. By encouraging 
flexibility in the proposals which may be considered, while at the same time retaining control in the city 
commission over the approval or disapproval of such proposals, the PD provisions are designed to:  

(1) Permit outstanding and innovative residential and nonresidential developments with a building 
orientation generally toward streets and sidewalks; provide for an integration of housing types and 
accommodation of changing lifestyles within neighborhoods; and provide for design which encourages 
internal and external convenient and comfortable travel by foot, bicycle, and transit through such 
strategies as narrow streets, modest setbacks, front porches, connected streets, multiple connections 
to nearby land uses, and mixed uses.  

Consistency:  This amendment to the Blues Creek PD demonstrates an outstanding and innovative approach 
to protect wetlands, wetland buffers, and the Strategic Ecosystem. It utilizes a perpetual ingress/egress 
easement for 8 lots in the southern part of Unit 5, Phase 2 to avoid wetland impacts and promote Low Impact 
Development (LID) practices.  Due to the location in the Strategic Ecosystem, a Conservation Management 
Area (CMA) will be established for the required set aside areas.  This will be done as part of the final plat 
process.   

(2) Provide flexibility to meet changing needs, technologies, economics and consumer preferences. 

Consistency:  The Blues Creek PD does allow flexibility for consumer preferences in housing type because it 
includes both single-family detached and single-family attached units in the overall PD.  The reconfiguration 
of the single family detached lots in Unit 5, Phase 2 and proposed reduction in the number of lots provides 
the flexibility for an ingress/egress easement that promotes LID techniques to preserve environmental 
features and reduce pavement.  

(3) Preserve to the greatest extent possible, and utilize in a harmonious fashion, existing and outstanding 
landscape features, high quality heritage trees, and scenic vistas.  
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Consistency:  The Blues Creek PD Layout plan illustrates a proposed subdivision layout that protects 
environmental features within the development.  Unit 5, Phase 2 shows several conservation areas that will 
protect wetlands and wetland buffers.   

(4) Lower development and building costs by permitting smaller networks of utilities, a network of 
narrower streets, and the use of more economical development patterns and shared facilities.  

Consistency:  At this stage of development, a large majority of the roads and utility infrastructure have been 
constructed in Blues Creek.  Unit 5, Phase 2 provides for a perpetual ingress/egress easement with a reduced 
pavement width of 14 feet to serve 8 single-family lots.  This minimizes wetland and wetland buffer impacts 
and promotes LID techniques.  Using a jack and bore connection between Units 5 and 2 will provide 
underground utilities such as water, sewer, and electric in a cost feasible fashion while minimizing 
environmental impacts. 

(5) Achieve overall coordinated building and facility relationships and infill development, and eliminate 
the negative impacts of unplanned and piecemeal development.  

Consistency:  Blues Creek is a master planned project that provides a variety of housing styles and types.  The 
PD and subdivision process ensures a coordinated and planned approach to the development.  Blues Creek is 
a substantially built-out project.  Unit 5, Phase 2 represents infill in a small area of the overall development.  

(6) Enhance the combination and coordination of architectural styles, building forms and building 
relationships within the development.  

Consistency:  The overall design of Blues Creek provides for a coordinated development of single-family and 
single-family attached units with a design layout that protects environmentally sensitive areas. The PD Layout 
Plan of the development recognizes the relationship of the housing units to these areas and provide 
appropriate set asides interspersed throughout the development.  

(7) Promote the use of traditional, quality-of-life design features, such as pedestrian scale, parking located 
to the side or rear of buildings, narrow streets, connected streets, terminated vistas, front porches, 
recessed garages, alleys, aligned building facades that face the street, streets canopied by large shade 
trees located within wide tree lawns or in tree wells constructed to allow sufficient space, and formal 
landscaping along streets and sidewalks.  

Consistency:  Blues Creek Unit 5, Phase 2 will provide for pedestrian connections to Unit 5, Phase 1 and other 
phases of the development.  Lots 37-44 in Unit 5, Phase 2 will not be connected by a sidewalk system due to 
the need to protect wetland areas and minimize pavement through LID design.  This area will have very low 
traffic due to the easement serving only 8 homes and pedestrians will be able to use the ingress/egress 
easement to connect to the sidewalk system in the northern portion.  

Sec. 30-216. - Requirements and evaluation of PD.  

The PD report shall address each item in the subsections below. In considering a proposed PD for approval, the 
city plan board and the city commission shall evaluate the proposal in consideration of these criteria:  

(1) Conformance with the PD objectives and the comprehensive plan.  

Consistency: As indicated in this report, the Blues Creek Planned Development is consistent with the City of 
Gainesville Comprehensive Plan. 
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(2) Concurrency.  

Consistency:  Infrastructure improvements required in the Blues Creek PD have largely been constructed to 
date.  The development will meet the concurrency standards in the Comprehensive Plan and will mitigate 
trips as per the criteria required in the Transportation Mobility Program Area (TMPA) for Zone B.  Potable 
water and wastewater service capacity are available to serve the development.  An application for 
Concurrency and Transportation Mobility Certification has been submitted to the City. 

(3) Internal compatibility.  

Consistency:  The Blues Creek PD is a master planned community that provides a mix of residential dwelling 
unit types (single-family detached and single-family attached), which are compatible with each other and the 
environmental features at the site.  No issues of incompatibility between internal uses exist.  

(4) External compatibility.  

Consistency: The Blues Creek PD is compatible with the surrounding land uses.  To the north is City single-
family, which is compatible with the single family designation for Blues Creek in that portion of the 
development.  To the east of the development is conservation land owned by the City of Gainesville and single 
family designated land.  The Blues Creek residential development is compatible with those categories.   To 
the west, is University of Florida property that is included in the Campus Master Plan with a zoning of 
Agriculture.  The single-family uses in in Unit 5 are compatible with the Agricultural use of the property.  To 
the south of the PD is an existing residential subdivision with a Future Land Use designation of Alachua County 
Residential Low.  The Blues Creek PD has designations of single family and residential low in this area, which 
are compatible. 

 (5) Intensity of development.  

Consistency: The proposed PD amendment for Blues Creek reduces the total number of single-family units 
within the development and what was originally proposed for Unit 5.  The most recently adopted Blues Creek 
Master Plan allowed up to 82 single-family dwellings.  The amendment reduces that to 54, a reduction of 28 
units.  Therefore, there will a reduction in intensity within the development as a result of this PD amendment.  

(6) Usable open spaces, plazas and recreation areas. 

Consistency:   The Blues Creek PD provides for active recreation areas including a swimming pool, community 
building and tennis courts.  In addition, there is a significant amount of open space in the development that 
would allow for passive recreation.  In addition, the large central area within the PD will remain undeveloped 
and will serve as additional passive recreation area/open space.     

(7) Environmental constraints.  

Consistency:   There are environmental constraints within the proposed Unit 5, Phase 2 subdivision area and 
the portion of associated tax parcel 06006-002-000 that abuts Unit 5, Phase 2.  The constraints include 
wetlands and strategic ecosystem.  The Unit 5, Phase 2 subdivision is designed to avoid wetland areas and 
configure lots to avoid wetland buffer areas.  Encroachment into the 35 foot wetland buffer area occurs in 
limited areas due to the site constraints.  However, the overall average 50 foot wetland buffer is maintained.  
There are several conservation areas (set-aside areas) designated to protect on-site environmental resources. 

(8) External transportation access.  

Consistency:   The Blues Creek development has access to external areas via NW 73rd Avenue to NW 43rd 
Street.  In addition, there are pedestrian and vehicular connections to the north into the Westchester Cluster 
Subdivision.  To the south, there is a pedestrian connection to the Deer Run Subdivision.    
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(9) Internal transportation access.  

Consistency:   The Blues Creek development has an internal road network that connects all units within the 
subdivision areas.  In addition, there are sidewalks along the major roads in the subdivision.  A perpetual 
ingress/egress easement is proposed for internal transportation access to Lots 37-44 in Unit 5, Phase 2. 

(10) Provision for the range of transportation choices.  

Consistency:   Blues Creek contains an internal roadway network for vehicular traffic that connects externally 
to NW 43rd Street where there is a sidewalk system on the west side of the roadway.  There are sidewalks in 
portions of the development.  At this time, there is no transit access to the development 

Sec. 30-217. - Unified control.  

All land included in any PD shall be under the complete, unified, legal, otherwise-encumbered control of the 
applicant, whether the applicant be an individual, partnership, corporation, other entity, group or agency. Upon 
request of the city manager or designee, the applicant shall furnish the city sufficient evidence to the satisfaction 
of the city attorney that the applicant is in the complete, legal and unified control of the entire area of the 
proposed PD. Upon request of the city manager or designee, the applicant shall provide the city, for approval by 
the city attorney, all agreements, contracts, guarantees and other necessary documents and information that 
may be required by the city attorney to assure the city that the development project may be lawfully completed 
according to the plans sought to be approved. If any such documents are requested, the application shall not be 
considered by the city commission until the city attorney has certified in writing that the legal requirements of 
this section have been fully met. The applicant shall submit an agreement stating that the applicant will bind the 
successors and assigns in title to any commitments made in the adopted PD ordinance. 

Consistency:   Unit 5, Phase 2 and the portion of associated tax parcel 06006-002-000 that is within the project 
limits for this PD amendment are under the control of New Generation Home Builders and Blues Creek 
Development.  Both New Generation Home Builders and Blues Creek Development have provided 
authorization for the PD amendment application request. 

Sec. 30-218. - Phasing.  

The city commission may permit or require the phasing or staging of a PD. When provisions for phasing are 
included in the development plan, each phase must be so planned and so related to previous development, 
surrounding properties and the available public facilities and services that a failure to proceed with subsequent 
phases will have no adverse impact on the PD or surrounding properties. Concurrency certification is not reserved 
by PD phasing.  

Consistency:   Phasing in the development is in the form of subdivision plat units.  Most of the units are built 
out.    The only unplatted phase is Unit 5, Phase 2, which is proposed for a design plat in a separate 
application. 

Sec. 30-219. - Development time limits.  

The city commission may establish reasonable periods of time for the completion of any dedicated public facilities 
within a PD, facilities planned for common areas, and the total PD. If phasing is provided for, time limits for the 
completion of each phase shall also be established or may be deferred until development review. Any such limit 
may be extended by the city commission, plan board or development review board for reasonable periods upon 
the petition of an applicant for an amendment to the PD layout plan or development plan and based upon good 
cause, as determined by the city commission. Any such extension shall not automatically extend the normal 
expiration date of a building permit, site plan approval or other development order. If time limits contained in 
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the approved PD layout plan are not complied with and not extended for good cause, the city commission may 
rezone the property or any part of it, or amend the approved development plan, so as to best protect adjoining 
properties and the public health, welfare or safety. Failure to complete phasing on schedule shall require a new 
concurrency review and appropriate concurrency permit.  

Consistency:   Blues Creek PD is substantially built out at the current time.  There were no development 
time limits in the Alachua County or City approved versions of the PD.  No time limits are proposed in this 
amendment to the PD.     

Sec. 30-224. - Amendments to approved planned development.  

(a) Except as noted in subsections (b) and (c) of this section, an amendment to an approved PD (except for an 
extension of a time limit) must be accomplished only by a rezoning petition and ordinance accompanied by 
a new proposed PD. All appropriate maps, plans and reports submitted with the approved PD layout plan 
may be resubmitted with the rezoning petition, along with sufficient new maps, plans and reports to clearly 
and thoroughly indicate the proposed changes, as the new proposed PD layout plan.  

Consistency:   So noted.  This application serves as a request to amend the approved Blues Creek Planned 
Development.  All required materials are included in the submittal package.  

 
Responses to City Application Questions 

A&B. Surrounding/Adjacent Land Uses 

The following land uses currently exist on the adjacent properties: 
 
North: To the north of the PD are single family residences in the Westchester Cluster subdivision.  
 
East: To the east of the PD there are single family residences and vacant conservation area owned by the City 

of Gainesville. 
 
South: To the south of the PD are single family residential properties.    
 
West:  To the west of the PD is property owned by the University of Florida that is part of the Campus Master 

Plan that is used for an IFAS facility for agricultural research. 
 
Upon analyzing the existing land use pattern, the proposed PD amendment for Unit 5, Phase 2 will not negatively 
affect the nature of the existing development pattern in the area because it consists of compatible single family 
development.  The Blues Creek PD compatibility will not substantively change as a result of the proposed PD 
amendments.   
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Figure 5: Surrounding Property Uses, Future Land Use and Zoning Designations 

Direction FLU Designation Zoning Existing Use 

North Single Family Residential RSF-1 Single-family dwellings  

South Alachua County Residential 

Low 

Alachua County PD and 

R-1A 

Single-family dwellings 

East Single Family, 

Conservation, and Alachua 

County Residential Low 

RSF-1, CON, and PD Single-family dwellings and vacant 

conservation land 

West Alachua County UF Campus 

Master Plan 

Alachua County 

Agriculture 

UF/IFAS Facility 

 

C. Development Impacts 
 

a. Impact to Residential Streets 
 
The proposed PD amendment will add 44 additional single-family dwelling units to the residential streets within 
the Blues Creek development, which is a net reduction of 28 lots from what is approved in the existing PD.  This 
is estimated to be an additional 419 average daily trips and 44 p.m. peak hour trips of adjacent street traffic. 
 
b. Impact on Noise and Lighting 

The proposed Unit 5, Phase 2 development area, as identified on the PD Layout Plan, will contain single family 
detached dwellings.  There are no significant impacts from noise or lighting anticipated from this development, 
which is compatible with surrounding residential subdivision areas within the PD.  Protections provided by the 
City, such as the noise ordinance, will be enforced as part of any activity within the area.  In addition, light 
trespass restrictions provide standards for mitigation of impacts that are enforced as part of the development 
review process.  Development will not occur in the large central undeveloped area, so there will be no impacts 
from noise or lighting in that area. 
 
D. Environmental Resources 

There are environmental resources located on portions of the property that are the subject of the PD 
amendment.  A separate environmental report documenting these resources has been prepared by Ecosystem 
Research Corporation, and it is included as Attachment 6.  Wetland areas and wetland buffer areas in Unit 5, 
Phase 2 are included within conservation areas shown on the PD Layout Plan.  These areas are proposed to be 
set aside from development.  Areas labeled on the existing master plan as “drainage easement, developed 
recreation & conservation area” and other conservation areas will become a Conservation Management Area 
(CMA) to meet strategic ecosystem set aside requirements and provide additional protections to this 
undeveloped land.  Conservation areas in Unit 5, Phase 2 that are set aside as established Conservation 
Management Areas shall be managed and maintained in accordance with the approved Conservation 
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Management Area management Plan.  Conservation Management Areas will retain PD zoning consistent with 
the Planned Development zoning ordinance.   
 
 
E. Historic Resources 

The project area does not contain any known historic structures or any identified archaeological resources 
deemed significant by the state. 
 
F. Development Pattern and Community Contribution 

Unit 5, Phase 2 of the Blues Creek Planned Development is located in an already established subdivision in the 
northwest, urbanized portion of the City of Gainesville.  This Unit/Phase has been established as an area 
permitted for single family development on the existing, approved PD Master Plan.  A substantial portion of the 
infrastructure is available and has already been constructed by the development.  The development pattern in 
this northwest area is well established by surrounding single family subdivisions north and south of the 
development (both inside and outside of Gainesville city limits).  The additional units available in Unit 5, Phase 
2 will contribute to the available single family housing stock in Gainesville city limits.   
 
G. Long-Term Economic Benefits 

The proposed PD amendment will be consistent with the development pattern found in the surrounding area.  
New development activity and investment will support the City’s Economic Development goals to promote infill 
development, offer high quality of living opportunities, support compact urban development and raise the tax 
base.   
 
H. Level of Services Standards 

The proposed Planned Development amendment reduces the maximum number of single family lots for Unit 5 
from 82 to 54 (a reduction of 28 dwelling units).  Phase 1 of Unit 5 is already built, and contains 10 lots.  Unit 5, 
Phase 2 will contain 44 single family dwelling units.  Therefore, the PD amendment will result in a reduction of 
impacts to level of service standards. 
 
a. Roadways 
 
The Blues Creek PD has substantially built out, which also includes the associated road infrastructure.  Unit 5 
Phase 2 is located in Zone B of the City’s Transportation Mobility Program Area (TMPA).  Based on the 
estimated trip generation of 419 average daily trips, the associated design plat and final plat will be required 
to meet at least 5 criteria as stated in Transportation Mobility Element Policy 10.1.6 for Zone B.  
 
b. Recreation  
 
The proposed PD amendment adds 44 units in the Blues Creek development.  Using the 2010 Census persons 
per household estimate of 2.25, it is estimated that Unit 5, Phase 2 will add 99 additional persons.  The City of 
Gainesville Recreation level of service (LOS) standards are based on acres per 1,000 people.  The minimal 
addition of 99 people will not negatively impact the adopted LOS standards for park acreages. 
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c. Water and Wastewater 
 
The property is currently served with both water, wastewater and electric by Gainesville Regional Utilities at 
capacities suitable to serve the development.  Access to these utilities have been planned previously to serve 
Unit 5, Phase 2.  
 
d. Solid Waste 

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). 
 
e. Mass Transit 

RTS service not currently available for the Blues Creek Planned Development.  The closest transit route is Route 
40 that serves Hunters Crossing (at NW 43rd Street and NW 53rd Avenue) to the Hub at the UF Campus. 
 
f. Schools 

Unit 5, Phase 2 of the Blues Creek PD falls within the following public school concurrency areas:  Elementary:  
Talbot; Middle:  Mebane; and High School:  Santa Fe.  Other portions of the Blues Creek PD are served by Ft. 
Clarke Middle School and Gainesville High School. 
 
I. Site Accessibility 
 
The subject property has vehicular access to NW 43rd Street via NW 73rd Avenue.   In addition, there is a partial 
sidewalk system along NW 73rd Avenue that does not fully connect to NW 43rd Street.  There are also 
pedestrian and vehicular connections to the north into the Westchester Cluster Subdivision along NW 51st 
Drive.  The connection into the Westchester Cluster Subdivision also provides pedestrian and vehicular access 
to NW 43rd Street.  To the south, there is a pedestrian connection to the Deer Run Subdivision. 
 
Comprehensive Plan Consistency 

 
The proposed amendment to the existing Planned Development is consistent with the City’s Comprehensive 
Plan.  The following Future Land Use Element objectives and policies are applicable to the Planned Development 
amendment: 
 
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.  
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Consistency: This objective supports allocation of land for a wide range of land uses within the City of 
Gainesville.  Included in those uses that are supported are single family and single-family attached residential 
uses as found in the Blues Creek Planned Development.   
 
Policy 4.1.1  
Land use categories on the Future Land Use Map shall be defined as follows: 
 
Single-Family (up to 8 units per acre)   
 
This land use category shall allow single-family detached dwellings at densities up to 8 dwelling units per acre. 
The Single-Family 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. 
Land development regulations shall determine the performance measures and gradations of density. 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 in conjunction with single-family dwellings under certain limitations. 
 
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 singlefamily development, particularly the conservation of 
existing traditional low density neighborhoods, single-family attached and zero-lot line development, and small-
scale multifamily 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. 
 
Consistency:  As described in the Comprehensive Plan policies above, the Single Family and Residential 
Low Future Land Use designations do support the existing single-family and single-family attached 
residential uses found within the Blues Creek Planned Development. 
 
GOAL 3  ACHIEVE THE HIGHEST LONG-TERM QUALITY OF LIFE FOR ALL GAINESVILLE RESIDENTS CONSISTENT 
WITH SOUND SOCIAL, ECONOMIC, AND ENVIRONMENTAL PRINCIPLES THROUGH LAND DEVELOPMENT 
PRACTICES THAT MINIMIZE DETRIMENTAL IMPACTS TO THE LAND, NATURAL RESOURCES, AND URBAN 
INFRASTRUCTURE.  
  
Objective 3.1 The City shall protect environmentally sensitive land, conserve natural resources, and maintain 
open spaces identified in the Future Land Use Map Series through the Development Review Process and land 
acquisition programs.   
 
Policy 3.1.1 Standards and guidelines established in Conservation, Open Space, and Groundwater Recharge 
Element Objective 1.1 and its Policies shall be used to protect identified environmentally sensitive resources.    
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Consistency:  As described in the Comprehensive Plan policies above, the proposed PD amendment is 
consistent with the protection of the environmentally sensitive areas in Unit 5, Phase 2 through the reduction 
in the number of lots, protection of wetland areas, use of a perpetual ingress/egress easement to minimize 
pavement and promote LID techniques, and designation of conservation areas that are proposed to be set 
aside from development. 
 
Conclusion 

 
As stated in this report, the Blues Creek Planned Development is substantially completed, which includes the 
site infrastructure.  The primary intent of the PD amendment is to change the lot configuration in Unit 5, Phase 
2 to reduce the total number of single-family units allowed in that section and propose an improved subdivision 
design to avoid environmentally sensitive areas to the greatest extent reasonably possible.  Other map changes 
include: a provision for alternative access in the form of a perpetual ingress/egress easement to protect wetland 
areas for the southern portion of Unit 5, Phase 2 and illustration of a conceptual location for the jack and bore 
underground utility crossing between Units 5 and 2.  Additional amendments are intended to provide additional 
developments standards for Unit 5, Phase 2, update the language to reflect being under the City’s zoning 
jurisdiction, include a trip generation note for Unit 5, Phase 2, and add the condition that all housing units in this 
phase must be sprinkled for fire safety.   These proposed amendments to the existing Planned Development will 
not affect the intent and character of the original PD and are consistent with the City of Gainesville 
Comprehensive Plan and Land Development Code.   
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Millhopper Special Study Area Development Standards 

June 3, 1986 

Blues Creek Development Standards 

(A)  (Lots within) the undeveloped areas bordering the 90-acre natural area in the central 

portion of the property, except for lots in Unit 5, Phase 2, shall be equal to or larger than 

one-third acre in size and one-fifth of each lot shall be designated for preservation as an 

undisturbed natural area.  No lot shall extend into the 90-acre natural area itself.  

Restricted areas of each lot shall be designated on the final plat and in covenants running 

with the land.  Lots within Unit 5, Phase 2 shall be equal to or larger than one-third acre 

in size, and, in order to protect environmentally sensitive areas (or wetland buffers) lot 

lines shall exclude all wetland buffer areas. 

(B) Local streets should, to the maximum extent practicable, avoid crossing flood plain, 

wetland, seepage or sinkhole areas.  While local streets may provide access within these 

area, the surface water management system should promote natural drainage patterns 

which occur there and avoid adverse impacts from the seepage conditions on the roads 

themselves. 

(C) Multi-family and single family attached development shall be permitted only in the 

upland areas in the northeast and north central portions of the site, and shall not be 

permitted in the seepage areas identified by the Department of Environmental Services 

environmental reports. 

(D) The collector road extending north of Blues Creek Unit I should intersect the east-west 

road at a point significantly east of the intersection with NW 52nd Terrace.  Access to the 

north and northwest portions of the site shall be from a point on this collector road near 

the northern property line.  A crashable barrier shall be placed on NW 52nd Terrace 

between Deer Run and Blues Creek at the time alternative public road access is available. 

(E) All connections between Blues Creek and property to the north and west should be 

eliminated with the exception of a collector road connection to the north located in the 

eastern portion of the north property line of Blues Creek.  This will allow for some 

development of the parcel to the north and will ensure that access to that parcel occurs in 

the portion of the site most suitable for development. 

(F) The original zoning stipulation prohibiting development after the total calculated traffic 

generation reaches 900 average daily trips shall remain in effect until both the east-west 

road and NW 43rd Street extension are completed to county standards and accepted for 

maintenance.  New development shall meet the City of Gainesville Transportation 

Mobility Program Area (TMPA) requirements or transportation mobility requirements in 

effect at that time of development. 

(G) Construction within the “drainage easement, developed recreation & conservation area” 

shall be restricted to facilities such as nature trails, walkover structures, gazebos or other 

similar elevation construction which maintains the area in its natural, scenic and wooded 

condition; or other minor works necessary to control erosion or assure dispersion (sheet 

flow) of runoff entering the area.  Any construction in this area will require a separate 
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flood prone permit.  In addition, as conceptually illustrated on the PD Layout Plan, an 

underground utility crossing for electric, water, and/or sewer is allowed between Units 2 

and 5.  This utility crossing shall be limited to jack and bore only. 

(H) As an alternative to a sewer line crossing the “drainage easement, developed recreation & 

conservation area”, a lift station shall be allowed to service Unit 5, Phase 2. 

(I) All housing units in Unit 5, Phase 2 shall meet the single-family dwelling unit sprinkling 

standard for fire safety as required at the time of construction. 

(J) Access to Lots 1-36 in Unit 5, Phase 2 shall be in the form of publicly dedicated rights-

of-way with a minimum width of 50 feet. 

(K) In order to protect the wetlands and wetland buffer areas south of lots 29 and 36 in Unit 

5, Phase 2, access to Lots 37-44 shall be in the form of a recorded perpetual 

ingress/egress easement that is also a PUE.  The easement shall be minimum 40 feet in 

width with a maximum paved width of 14 feet and with no sidewalks or curb and gutter.  

The cross-section for this ingress/egress easement shall be as shown in the design plat 

documents. 

(L) Encroachment into the 35 foot wetland buffer area is allowed in limited areas where site 

constraints exist in Unit 5, Phase 2.  However the overall average 50 foot wetland buffer 

shall be maintained. 

(M) Conservation areas in Unit 5, Phase 2 that are set aside as established Conservation 

Management Areas shall be managed and maintained in accordance with the provisions 

of the approved Conservation Management Area management plan.  Drainage 

easements shall be allowed in these areas. 

(N) Existing trees that are shown to be preserved on the construction plans and that are 

approved by the Urban Forestry Inspector may be used to meet the shade tree 

requirements along roadways in Unit 5, Phase 2.  Tree barricades shall be used during 

construction activities to protect existing trees that are shown to be preserved and that 

will be used to meet the street shade tree requirement along roadways. 

   

*Developed Recreation 

Construction within the 90-acre conservation area shall be restricted to facilities such as nature 

trails, walkover structures, gazebos or other similar elevation construction which maintains the 

areain its natural, scenic and wooded condition; or other minor works necessary to control 

erosion or assure dispersion (sheet flow) of runoff entering the area.  Any construction in this 

area will require a separate flood prone permit.   

 

Annexation & Zoning History 

Portions of Blues Creek were annexed into the City of Gainesville by the following ordinances:  

001161, 001162, 001163, 002393, and 040290.  The property was rezoned to City Planned 

Development by Ordinance 030472, adopted October 27, 2003 and Ordinance 041187, adopted 

November 28, 2005. 
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Single Family Detached Units 

All setback and dimensional requirements of the R-1A RSF-1 district shall apply unless 

otherwise specified, with the further restriction that all lots occurring above the Alachua County 

Milhopper Study area Boundary shall have the minimum dimension of 100’ x 140’ and a 

minimum area of 15,400 SF.  Below the boundary the lots shall meet the R-1A RSF-1 

requirements unless otherwise indicated, have the minimum dimensions of 100’ x 140’ and a 

minimum area of 14,521 SF.  Lots in Unit 5, Phase 2 shall have a minimum area of 14,375 SF. 

 

Setbacks (unless otherwise noted on plat) for all units except Unit 5, Phase 2: 

 Front  25 FT 

 Rear  20 FT 

 Side  10 FT 

 Streetside 15 FT 

 

Setbacks for Unit 5, Phase 2: 

 

Front  20 FT or the minimum front setback footage at the 85 foot lot width  

 Rear  20 FT 

 Side  7.5 FT 

Side (street) 10 FT 

 

Minor /Major Changes 

1. Unit 4 – Lot 21: Rear setback from 20 FT. to 13’ – 5” 

Alachua County DRC Approval:  11/15/01 

 

Site Data 

Zoning PD  

Total Acreage 300  

Number of Units 615 Permitted 557 538 Actual 

Density 2.05 Permitted 1.86 1.79 Actual 

Single Family Attached Area 45.3 15.1% 



December 23, 2015 
 

4 
 

Single Family Detached Area 135.7 115.9 acres 45.2% 38.6% 

Natural/Conservation Areas 

& Drainage Easements 

91.7 acres 30.6% 

Dedicated Roadways 26.2 29.1 acres 8.7% 9.7% 

Recreational Area 1.10 acres 0.4% 

Conservation Area (Unit 5, 

Phase 2) 

15.4 acres 5.1% 

Perpetual Ingress/Egress 

Easement 

1.3 acres 0.4% 

 

NOTE:  Unit averages and acreages indicated above are approximate and may be adjusted at the 

development review stage. 

Unit Mixture 

 Single Family Attached Single Family Detached 

   

Unit I 1 57 22 

Unit II 2 0 25 

Unit III 3 0 60 

Unit IV 4 0 49 46 

Unit V 5 0 82 54 

Unit VI 6 248 244 14  

Unit 7 16 0 

   

Total 305 317 252 221 

 

 

Trip Generation Note for Unit 5, Phase 2 

 

Average daily trips:  44 units x 9.52 = 418.9; 50% entering, 50% exiting 

A.M. peak hour of adjacent street traffic:  .75 x 44 units = 33; 25% entering, 75% exiting 

P.M. peak hour of adjacent street traffic:  1.0 x 44 units = 44; 63% entering, 37% exiting 

 

 




