
City of Gainesville 
Department of Doing 
PO Box 490, Station 11 

Gainesville, FL 32627-0490 
306 NE 6th Avenue 
P: (352) 334-5022 
F: (352) 334-2648 

CITY PLAN BOARD STAFF REPORT 
PUBLIC HEARING DATE: August 22, 2019 
ITEM NO: 3 
PROJECT NAME AND NUMBER: The Grove II Land Use Change; PB-19-68 LUC 
APPLICATION TYPE: Legislative 
RECOMMENDATION: Approve 
CITY PROJECT CONTACT: Juan Castillo  

Figure 1: Existing Land Use – Alachua County High Density Residential 
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Figure: 2 Proposed Land Use – City RM: Medium Density Residential 

 

 
APPLICATION INFORMATION  
 
Agent/Applicant: City of Gainesville 
Property Owner(s): TreeV Gainesville Investments LLC 
Related Petition(S): PB-19-69 ZON 
Legislative History: Annexation – 180614, April, 4th 2019. 
 
SITE INFORMATION 
 
Address: 6400 SW 20th Ave.  
Parcel Number(s): 06675-004-000; 06675-008-000 
Existing Use(s): Vacant parcel (06675-008-000); Multi-family residential (06675-004-000) 
Land Use Designations(s): RM: Residential Medium-Density (proposed)/Alachua High Density Residential (existing) 
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Zoning Designation(s): RMF-8 Multi-Family Residential (proposed)/Alachua R-2A Multi-Family Residential (existing) 
Transportation Mobility Program Area (TMPA): Zone D. 
Annexed: April, 4th 2019. 
 
Table 1: Adjacent Property Characteristics: 

 
 
 

Purpose and Description 
 
Section 171.062 of the Florida Statue, Effects of annexations or contractions states that “if the area annexed 

was subject to a county land use plan and county zoning or subdivision regulation, these regulations 
remain in full force and effect until the municipality adopts a comprehensive plan amendment that 
includes the annexed area.” Additionally, The City of Gainesville Comprehensive Plan Policy 1.4.7 – 
Intergovernmental Coordination Element reiterates the Florida Statue, “Upon the annexation of any 
land, the City shall amend the Comprehensive Plan to reflect data and analysis changes, establish land 
uses on newly annexed areas, and provide services to meet adopted LOS standards.’ Resultantly, after 
a property is annexed into the City of Gainesville, City categories for Land Use and Zoning must be 
designated for the property. These designations are made by the city boards with the recommendation 
(s) of staff. 
  

This property is generally located north of SW 20th avenue, east of parcel 06677-003-000, and south and west 
of Sugarfoot Oaks subdivision (see map on page 1) roughly 2,600 ft. west of I-75.  
 
The petition for the Land Use change from Alachua County High Density Residential (14-24 du/ac) to City of 
Gainesville RM: Residential Medium-Density (8-30 du/ac) is a result of “The Grove II” annexing into the City of 
Gainesville on April 4, 2019 (ordinance no. 180614) and pertains to two parcels with a combined size of 20.75 
+/- acres. The northern parcel (06675-008-000 / 10.54 acres) is undeveloped with no paved roads or 
structures. The southern parcel (06675-004-000 / 10.21 acres) is developed with 144 units that are part of the 
“Grove II” multi-family development.  
 
The current County land use is high density residential and it allows for 14-24 dwelling units per acre with a 
combination of single family detached and attached dwellings; and multiple family residential dwellings in 
addition to mixed housing types and transit-oriented developments (TOD). The proposed Gainesville RM: 
Residential Medium-Density land use will allow 8 – 30 dwelling units per acre. Consequently, the proposed 
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land use change would create a maximum change of 6 dwelling units per acre. The increase is necessary in 
order to avoid creating a non-conformity with the proposed zoning of RMF-8: Multi-Family Residential which is 
only compatible with RM land use per LDC Section 30-4.2. This land use will also support the current density 
on the south developed parcel which has an existing density of 15 units per acre.  
 
Adoption of the RM: Residential Medium-Density land use will enable future development at a density that is 
consistent and compatible with the existing patterns in the area. The RM land use adoption will allow the 
development of medium density single and multi-family housing in southwest Gainesville in close proximity to 
I-75, large commercial areas (Butler Plaza, Celebration Pointe, Oaks Mall area), and major employment 
centers. 
 
Provisions and Regulations 
 

 Sec. 171.062, F.S. – Effects of annexations or contradictions. 

2. If the area annexed was subject to a county land use plan and county zoning or subdivision 
regulations, these regulations remain in full force and effect until the municipality adopts a 
comprehensive plan amendment that includes the annexed area. 
 

City of Gainesville Land Development Code 
 
Sec. 30-4.3 – Zoning Map. E. Un-zoned property generally. If property in newly annexed territory is un-zoned; 
or if the zoning of any property is vacated or invalidated for any reason, either judicially or legislatively, then 
the classification of any of such properties shall be deemed to be conservation district (CON), unless and until 
a different zoning is approved for such property by ordinance amending the zoning map; and, until such 
amendment is provided for, no use may be made of any such property except in accordance with the 
regulations for the CON district. 
 
Sec. 30-4.4 – Annexed Territory. When lands are annexed into the city, such lands shall be rezoned in 
accordance with this chapter to an appropriate city zoning district(S). The county zoning district and applicable 
regulations shall apply prior to rezoning to a city zoning district. 
  
Recommendation Criteria  
 
The staff recommendation is based on the factors stated in the Future Land Use Element and State Statute 

criteria. 
 
Those following factors are below: 

1. Consistency with the Comprehensive Plan 

2. Compatibility and surrounding land uses 

3. Environmental impacts and constraints  

4. Support for urban infill and redevelopment  

5. Impacts on affordable housing 

6. Impacts on the transportation system 
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7. Availability of facilities and services 

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

9. Discouragement of urban sprawl as defined in Section 163.3164, F.S., and consistent with the 

requirements of Subsection 163.3177 (6)9, F.S. 

10. Need for job creation, capital investment, and economic development to strengthen and diversify the 

City’s economy 

11. Need to modify land use categories and development patterns within antiquated subdivisions as 

defined in Section 163.3164, F.S.  

ANALYSIS 
 

1. Consistency with the Comprehensive Plan 

The proposed RM: Residential Medium-Density land use is consistent with the City’s Comprehensive Plan 
Future Land Use element: Policy 1.1.3, Objective 4.1., Policy 4.2.1, and Objective 4.2; the requested future 
land use category is listed below, under Policy 4.1.1. 
 
These policies consider housing types, a sufficient variety of and impacts of use. The developed and 
undeveloped parcels associated with this request are adjacent to varying high density, medium and low 
density uses in both the city and the county. All of the developments immediately adjacent to these 
parcels are residential, therefore there should be no negative impacts to or from the parcels in question.  
 
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. 
 
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. 
 
Objective 4.2   The City shall implement regulations that will protect low-intensity uses from the negative 
impacts of high-intensity uses and provide for the healthy coexistence and integration of various land uses.  
 
Policy 4.2.1   The City shall adopt land development regulations that provide protection for adjacent 
residential areas and low intensity uses from the impacts of high intensity uses by separating intense uses 
from low-intensity use by transitional uses and by performance measures. Performance measures shall 
address the buffering of adjacent uses by landscape, building type and site design. Regulation of building 
type shall insure compatibility of building scale, and overall building appearance in selected areas. 
Regulation of the site design shall address orientation. Such regulation shall also include arrangement of 
functions within a site, such as parking, loading, waste disposal, access points, outdoor uses and 
mechanical equipment; and the preservation of site characteristics such as topography, natural features 
and free canopy. 
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Policy 4.1.1   Land Use Categories on the Future Land Use Map shall be defined as follows: 
 
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 specify criteria for the 
siting of appropriate medium-intensity residential facilities to accommodate special need populations and 
appropriate community-level institutions of higher learning, and libraries. Land development regulations 
shall allow home occupations within certain limitations.  
 
2. Compatibility and surrounding land uses 

The proposed RM: Residential Medium-Density land use is compatible with land uses in the vicinity and 
adjacent to the property. Existing land uses in the vicinity of the property are a mix of Alachua County and 
City Residential Future Land Use categories, including Alachua County Residential High Density (14-24 
DU/acre), Alachua County Residential Medium-High Density (8-14 DU/Acre), City Residential Low Density 
(up to 12 DU/acre), City Residential Medium (8-30 DU/acre), City Mixed-use Medium (12-30 DU/Acre), City 
Single Family (up to 8 DU/acre), and Conservation (See Table 1).  
 
Due to similar allowable uses for the proposed RM land use, compatible building uses are to be expected if 
the property is developed under the proposed land use and the regulations of the Land Development 
Code.  
 
3. Environmental Impacts and Constraints 

This site is composed of a northern undeveloped parcel that is 10.54 acres in size and a southern 
developed portion with multi-family development 10.21 acres in size. The site contains two FEMA flood 
zone A areas (100 year flood and has no base flood elevations). The larger of the two flood zone areas is 
located primarily on the north undeveloped parcel with a small portion of the flood zone bleeding into the 
northwestern corner of the southern parcel. The smaller flood zone area is located on the southeastern 
quadrant of the southern developed parcel (See Appendix C Exhibit C-4 Map: Flood Zone A).  The area shall 
be regulated through the City’s Land Development Code (LDC), Article VIII, Division 3 – Natural and 
Archaeological Resources and Division 4 – Surface Waters and Wetlands. The Subject parcels do not 
contain wetlands. 
 
4. Support for Urban Infill and/or redevelopment  

While the northern parcel in this application is currently vacant, there is existing development in the 
southern parcel. Further development exists adjacent to the vacant parcel on the north, west, and east 
sides. The applicant’s parcels also have access to major roads, proximity to interstate 75, proximity to 
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shopping and job centers and is in an area that has access to existing GRU infrastructure, making this an 
ideal area for redevelopment.  
 
5. Impacts on Affordable Housing 

Changing the existing Alachua County Land Use of Residential High (14-24 dwelling units per acre) to the 
proposed land use RM: Residential Medium-Density (8-30 dwelling units per acre) increases the maximum 
number of dwelling units by six (6) units per acre. The RM: Residential Medium-Density land use category 
greatly supports housing and allows for a variety of housing types. This large scale land use change has no 
foreseen negative impact on affordable housing. 
 
6. Impacts on the Transportation System  

There is no major transportation issue associated with the proposed large scale land use change. This 
property is served by SW 20th Avenue at the southern boundary, so there will be no immediate changes to 
the transportation network. The property lies in the Transportation Mobility Program Area (TMPA) zone, 
Zone D (See Appendix A). Furthermore, these parcels are in the University of Florida Context Area. 
 
This 20.75 acres land is located on the north side of arterial road, SW 20th Avenue. This road has sidewalks 
on the south side but no sidewalk on the north side. However, SW 20th Avenue does have bike lanes on 
both sides. It runs perpendicular to interstate 75 and serves as access to local streets and subdivisions. The 
property in question is accessible by car and bus transit.  
 
Transit service along the major arterial road, SW 20th Avenue that is adjacent to the south of the property 
in question: 

 Route 76 – Santa Fe – Haile Market Square (M-F, every 60 min) 

 Route 75 – Oaks mall – Butler Plaza (M-F every 40-60 min, Sat-Sun, every 120 min) 

Although there is no submitted development plans for this property, scenario calculations for the existing and 
proposed land uses are below and are based upon rates from the ITE Trip Generation Manual 10th edition.  
 
Trip Generation (Existing FLU and Zoning) 
 
The Table below indicates the estimated trip generation for the maximum 622 dwelling unit development 
scenario (124 dwelling units more than the currently permitted density of 498 dwelling units per acre). Note: 
for the permitted residential units, it is assumed that all of the units will be apartments.  
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Table 2: Potential Net Trip Generation 

 
 
As indicated in the table above, the proposed land use in the maximum development scenario could result in 
an anticipated increase of 908 trips generation with an increase of 57 trips in the morning peak and an 
increase of 69 trips in the evening peak.  
 

7. Availability of Facilities and Services 

The south parcel of the proposed property is developed and has water, sewer and electric available which is 
serviced by GRU. The northern parcel is currently undeveloped and will need the existing water and electric 
services to be extended. However, it does have sewer infrastructure on site. Both parcels have GRU Natural 
Gas facilities near but are not equipped with natural gas infrastructure (see Appendix C Exhibits C- 7 through 
C-11 for service availability maps).  
 
The Alachua County Public School Board has reviewed the proposed Land Use change and has determined that 
the students generated at the elementary, middle, and high school levels can be reasonably accommodated 
during the then year planning period. Please see appendix F for the report submitted by the Alachua County 
Public School Board.  
 

8. Need for the Additional Acreage in the Proposed Future Land Use Category.  

The proposed large scale land use will add approximately 20.74 acres of RM: Residential Medium land use 
category to the City. There are currently 1963.66 acres of RM: Residential Medium land use in the City; 
approximately 106.75 of those acres are vacant.  
 

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. 

Sub-section 163.3164 (51), F.S. states that “Urban sprawl” means a development pattern characterized by low 
density, automobile-dependent development with either a single use or multiple uses that are not functionally 
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related, requiring the extension of public facilities and services in an inefficient manner, and failing to provide 
a clear separation between urban and rural uses. Sub-section 163.3177 (6) (a) 9 requires that the future land 
use element and any amendment to the future land use element shall discourage the proliferation of urban 
sprawl.  
This amendment to the future land use element discourages the proliferation of urban sprawl because it 
meets the following criteria of Sub-section 163.3177 (6) (a) 9 b.: 
 

i. Directs or locates economic growth and associated land development to geographic area of the 

community in a manner that does not have an adverse impact on and protects natural resources 

and ecosystems. 

 
YES. The proposed land use amendment will encourage redevelopment of a vacant property in an 
urbanized area. The property has no wetlands or surface waters and is exempt from the criteria 
stipulated in Sec. 30-8.17 (Regulated surface water and wetlands) of the Land Development Code. 
The property also has no evident or documented natural features or archaeological artifacts that 
would be subject to the criteria of Sec. 30-8.13 Regulations of Natural and Archaeological 
Resources. 
 

ii. Promotes the efficient and cost-effective provision or extension of public infrastructure and 

services. 

 
YES. The Southern parcel is currently served by water and wastewater utilities. The northern parcel 
is not served by water and wastewater utilities, however, both these parcels are located in an 
urbanized area that is served by public utilities and other public services, including transit. This 
property is served by arterial road SW 20th Avenue and Interstate 75 and currently belongs to the 
TMPA Area D. 
  

iii. 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. 

 
The proposed land use amendment to RM will increase the redevelopment potential of multifamily 
housing. This area is in close vehicular proximity to retail developments and employment centers 
such as the Oaks Mall area and W. Newberry Road, Celebration Pointe, and Butler Plaza. The main 
arterial road SW 20th Avenue does not have sidewalks fit for the expansion of walkable 
communities, however it does have bike lanes. There are also currently two RTS bus routes that pass 
in front of the property, RTW Route 75 and RTS Route 76. 
 

iv. Creates a balance of land uses based upon demands of the residential population for the 

nonresidential needs of an area.  

 
YES. The proposed RM land use designation is consistent with the mix of residential land uses in the 
surrounding area. The increase of residential unit allowances, while still maintaining the option for 

190289B



  

 
10 

multifamily unit development near nonresidential centers will help meet the varying demands of 
housing types for residential populations of the area.   
  

10. Need for job creation, capital investment, and economic development to strengthen and diversify 

the city’s economy; 

The proposed land use amendment will increase the potential for development on the property, which is 
supportive of the City’s economic development goal of encouraging infill development.  
 

11. Need to modify land uses categories and developmental patterns within antiquated subdivisions as 

defined in Section 163.3164, F.S.  

Existing subdivision (The Grove II) does not fall within the definition of an antiquated subdivision as defined in 

Section 163.3164, F.S. 

RECOMMENDATION 
 
Staff recommends approval of Petition PB-19-68 Land Use Amendment of parcels 06675-008-000 and 
06675-004-000 from Alachua County High Density Residential to City of Gainesville RM: Residential 
Medium-Density. 
 
DRAFT MOTION FOR CONSIDERATION  
 
Approve PB-19-68 Land Use Amendment of parcels 06675-008-000 and 06675-004-000 from Alachua 
County High Density Residential to City of Gainesville RM: Residential Medium-Density. 
 
BACKGROUND 
 
April 4th, 2019, parcels #06675-008-000 and 06675-004-000 were effectively, voluntarily annexed into the 
City of Gainesville.  
 
LIST OF APPENDICES  
 
Appendix A: Comprehensive Plan Goals, Objectives and Policies 
 A-1 Comprehensive Plan Future Land Use Element 
 A-2 Relevant Comprehensive Plan Goals, Objectives, Policies (GOP) 
 A-3 Comprehensive Plan – Transportation Mobility Element 
 
Appendix B: Alachua County Comprehensive Plan 2011-2030 
(Allowable uses in existing land use category) 
 
Appendix C: Maps 
 Exhibit C-1 Major Developments of Regional Impact (DRIs) 
 Exhibit C-2 Existing Land Use 
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 Exhibit C-3 Proposed Land Use 
 Exhibit C-4 Flood Zone A 
 Exhibit C-5 Transportation Mobility Program Area (TMPA) Zone 
 Exhibit C-6 University of Florida Context Area 
 Exhibit C-7 GRU Electric Services 
 Exhibit C-8 GRU Gas Services  
 Exhibit C-9 GRU GRUcom Services 
 Exhibit C-10 GRU Sewer Services  
 Exhibit C-11 GRU Water Services 
 
Appendix D: Land Use Executive Summary from CHW Engineering 
 
Appendix E: Ordinance No. 180614 
 
Appendix F: Alachua County Public School Board Report 
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Appendix A 

A-1 Comprehensive Plan Future Land Use Element

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

A-2 Relevant Comprehensive Plan Goals, Objectives, Policies (GOP)

: Comprehensive Plan  and GOPs
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A-3 Comprehensive Plan – Transportation Mobility Element  

 

 

 

190289B



 

 

 

190289B



 

 

190289B



190289B



 

 

 

 

190289B



Appendix B – Alachua County Comprehensive Plan 2011-2030 

Allowable Uses in Existing Land Use Category 
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Appendix C : Maps 

Exhibit C-1 – Major Development of Regional Impact (DRIs)  

 

 

Property Boundary North Florida Regional             Oaks Mall           Celebration Pointe 

Butler Plaza              University of Florida 
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Exhibit C-2 Map: Existing Land Use 
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Exhibit C-3 Map: Proposed Land Use 
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Exhibit C-4 Map: Flood Zone A 

 

 

Exhibit C-5 Transportation Mobility Program Area (TMPA) Zone 
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Exhibit C-6 University of Florida Context Area 
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Exhibit C-7 GRU Electric Services 
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Exhibit C-8 GRU Gas Services  
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Exhibit C-9 GRU GRUcom Services 
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Exhibit C-10 GRU Sewer Services 
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Exhibit C-11 GRU Water Services 
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