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CITY PLAN BOARD STAFF REPORT 

PUBLIC HEARING DATE: October 22, 2020 
ITEM NO: PD-20-00096  
PROJECT NAME AND NUMBER: Stillpoint PD Amendment (PB-20-96 PDA) 
APPLICATION TYPE: PD Ordinance Amendment   
RECOMMENDATION: Staff recommends approval of Petition PB-20-96 PDA  
CITY PROJECT CONTACT: Brittany McMullen 
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APPLICATION INFORMATION: 

Agent/Applicant: Ralph Hilliard   
Property Owner(s):  Three Lakes Creek, LLC 
Related Petition(s):  None 
Legislative History: PD Ordinance 080565 
Neighborhood Workshop: 7/16/2020 

SITE INFORMATION: 

Address:  2730 NW 39th Ave   
Parcel Number(s): 06080-000-000 
Acreage: ±1.54 acres  
Existing Use(s): Medical Office   
Land Use Designation(s): Planned Use District (PUD)  
Zoning Designation(s): Planned Development (PD) 
Overlay District(s): None  
Transportation Mobility Program Area (TMPA): B 
Census Tract: 0012.02  
Water Management District: St. Johns River Water Management District                             
Special Feature(s): N/A              
Annexed: 1979  
Code Violations: None           

ADJACENT PROPERTY CHARACTERISTICS: 
 

 EXISTING USE(S) LAND USE 
DESIGNATION(S) ZONING DESIGNATION(S) 

North Spring Tree Park  Recreation Public Services 

South 
NW 39th Ave / Single-

Family Residential 
 Single-Family 

Residential Residential Single-Family - 1 

East Spring Tree Park  Recreation Public Services 

West Spring Tree Park  Recreation Public Services 
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Figure 2: Subject Property Zoning and Adjacent Zoning Districts 

PURPOSE AND DESCRIPTION: 
 
This petition requests to amend Planned Development Ordinance (Ord. 080565) in order to allow for a 
30 bed assisted living facility (ALF) and technical office use. Adoption of the ordinance in 2009 allowed 
for the medical office uses that exist there today which include services from acupuncturists, massage 
therapists, herbalists, psychotherapist, physical therapists and chiropractic. The proposed amendment 
would allow for the property to be utilized as either an assisted living facility with two phases of 
development or medical and research office. Phase 1 of the ALF development includes using existing 
space to accommodate 18 to 20 beds, and Phase 2 would add approximately 1,500 sq ft of new building 
area to accommodate 8-10 beds. The size of the facility will be governed by State of Florida guidelines 
for assisted living facilities. The total building area permitted would increase from 3,505 sq ft to 5,000 sq 
ft. The intent is to provide an affordable living arrangement for elderly residents who receive federal 
government assistance.  

 
STAFF ANALYSIS AND RECOMMENDATION: 
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The City of Gainesville Land Development Code outlines criteria for reviewing rezoning requests. 
This petition has been reviewed according to this criteria. 

 
A. Compatibility of permitted uses and allowed intensity and density with surrounding 

existing development.  
 
The amendment will allow for the property to accommodate housing for elderly persons and the 
daily activities necessary to assist them. The property is almost entirely surrounded by Spring 
Tree Park which provides for a natural amenity for residents and also acts as a buffer between 
the subject property and surrounding single-family homes. Use of the property for an ALF will be 
less impactful to surrounding properties in terms of daily traffic to the site, and the existing buffers 
on the property and adjacent park ensure that the use of the property will not have negative 
impacts on surrounding existing development and natural resources on and adjacent to the site.  
 

B. The character of the district and its suitability for particular uses. 
 
The PD zoning district is designed to encourage flexible land development that sustainably uses 
land and infrastructure, reduces transportation needs, conserves energy, and maximizes the 
preservation of natural resources. It is also designed to provide flexibility to meet changing needs, 
technologies, economics, and consumer preferences. The transition of the subject property from 
a medical office use to an assisted living facility is supported by these purposes.  
 

C. The proposed zoning district of the property in relation to surrounding properties and 
other similar properties.  
 
The proposed amendment will allow for a less intense use at the property than the use that is 
currently existing and the location of the property on a major thoroughfare with no external access 
to neighboring single-family properties is appropriate for the proposed use.  
 

D. Conservation of the value of buildings and encouraging the most appropriate use of land 
throughout the city.     
 
The PD amendment will allow for the conservation of existing structures on the property and will 
continue to protect natural resources at the site by providing for buffers and limitations on 
development adjacent to wetlands. 
 

E. The applicable portions of any current city plans and programs such as land use, traffic 
ways, recreation, schools, neighborhoods, storm water management and housing.  
 
This application has been analyzed in consideration of applicable portions of the City’s Land 
Development Code and Comprehensive Plan, as noted in this staff report. Any future 
development will be required to meet applicable criteria related to the particular use as well as 
generally applicable Land Development Code requirements.  
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F. The needs of the city for land areas for specific purposes to serve population and
economic activities.

The proposed amendment will support affordable housing for 30 elderly residents within the
community and affordable housing has been identified as an issue of importance within the city.

G. Whether there have been substantial changes in the character or development of areas in
or near an area under consideration for rezoning.

There have not been substantial changes in the character or development of areas under
consideration.

H. The goals, objectives, and policies of the Comprehensive Plan.

The request is consistent with the goals, objectives, and policies of the Comprehensive Plan as
outlined below.

Future Land Use Element

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.

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. 

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. 

Housing Element 

GOAL 1 
ASSIST THE PRIVATE AND NON-PROFIT HOUSING SECTOR IN PROVIDING 
HOUSING FOR LOW-INCOME, VERY LOW-INCOME, AND EXTREMELY LOW 
INCOME HOUSEHOLDS. 

Objective 1.2 Provide a variety of housing types and densities for moderate-income, low 
income, very low-income, and extremely low-income people. 
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I. The facts, testimony, and reports presented at public hearings. 
 
The facts, testimony, and reports of this petition will be presented at both the City Plan Board 
meeting and the City Commission meeting. The public will have the opportunity to examine the 
petition and the Board and Commission will make a determination as to whether this petition 
meets the stated criteria in the Land Development Code and Comprehensive Plan. 
 

In addition to the general review criteria for rezonings provided by this article, the city plan board 
and the city commission shall evaluate PD applications according to the following additional 
criteria:  

A. Consistent with Comprehensive Plan.  

The PD amendment is consistent with the Comprehensive Plan as outlined in item H above.   

B. Conformance to PD purpose.  

The application recognizes the existing designation and prior development of the property with 
the Planned Development designation and allows for the continuation of the specific regulations 
established under the PD zoning designation. 

C. Internal compatibility.  

The existing property has adequate pedestrian ways and circulation and the existing buildings are 
compatible in terms of architectural style. The new building addition will be compatible with the 
scale of the development and will be accessible via an existing driveway and walking path. A 
creek and wetlands exist to the rear of the site, and no new construction is proposed in this area. 
Setbacks and buffers from environmental features on the site were established with ordinance 
adoption in 2009 and will be maintained.  

D. External compatibility.  

The property is almost entirely surrounded by Spring Tree Park which provides for a natural 
amenity for residents and also acts as a buffer between the subject property and surrounding 
single-family homes. The property fronts NW 39th Avenue which is a major thoroughfare and is 
suitable for the location of the proposed use. Access to the site is limited to 39th Avenue and there 
are no existing or proposed access points that connect to neighboring single-family 
neighborhoods.  

E. Intensity of development (in regards to residential development).  

The proposed use will have less of an impact on surrounding properties as it will focus on caring 
for individuals that need assistance with daily living as opposed to the current medical office use 
which generates more traffic. According to the applicant’s submittal, based on the ITE manual, 
the current medical office use generates 121.8 average trips per day, while a 30 bed ALF would 
generate an average of 78 trips per day.  

F. Usable open spaces, plazas and recreation areas.  

Development of the site is limited to a maximum of 20% and requires the remaining areas to be 
conserved to act as buffers for existing environmental resources on the site. Some preserved 
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areas will be utilized by residents as passive recreation areas. A majority of the property 
surrounding the site is designated as a City park for recreational purposes.  

G. Environmental constraints.  

Development at the property is limited by a creek and wetlands existing at the rear of the site. A 
majority of the site (80%) will remain as open space to accommodate buffers to wetlands and the 
existing creek. There is no new development proposed to the rear of the site and required 
buffering will be maintained.  

H. External transportation access.  

Development at the property is existing and access is provided to the abutting major roadway, 
NW 39th Avenue.  

I. Internal transportation access.  

Internal driveways and surface parking are existing to support parking and maneuvering at the 
property.  

J. Provision for the range of transportation choices.  

Sufficient off-street parking for vehicles and bicycles is provided. The site is located within ¼ mile 
of two RTS bus stops. A dedicated pathway from the facility to the public sidewalk and bike lanes 
on 39th Avenue will be provided as part of the development plan for Phase II. Future parking 
areas, if proposed, would be required to be constructed in accordance with the City’s Land 
Development Code to ensure that they are safe and maintainable and that they allow for sufficient 
privacy for adjoining uses. 

CONCLUSION AND RECOMMENDATION 
 

Staff has evaluated the rezoning according to the criteria outlined in the Land Development Code and 
recommends approval of Petition PB-20-96 PDA. 

 

LIST OF APPENDICES: 
 

Appendix A Area Maps 
  Existing Zoning Map 
    
Appendix B PD Documents 

Application  
Planned Development Report  
Planned Development Layout Plan 
Neighborhood Workshop Documents 
Ordinance 080565 
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