
























































MAY 4, 2022 

 

 

720 SW 2nd Ave, Suite 300, Gainesville, FL 32601    (352) 373-3541    www.edafl.com 

This is an informational notice regarding a proposed future land use and zoning map change.  You were 
previously sent a mailed notice (postmarked March 30, 2022) that the area depicted below would be 
changed from Commercial to High Density Residential land use and rezoned from Commercial Intensive 
(CI) to Residential Multiple Family – 15 (RMF-15) on approximately 2 (+/-) acres on a portion of Alachua 
County Tax Parcel number 03049-000-000 located at the 16500 block of NW 161st Terrace.  The applicant 
has decided not to pursue these changes to the property indicated in the map below.  

Therefore, there will be no proposed changes to the existing land use category and zoning on this subject 
property as depicted on the exhibit below.   

 

 

 

If you have any questions, please contact: 

 Clay Sweger, AICP, LEED AP 
csweger@edafl.com 

eda consultants, inc. 
(352) 373-3541 



 
 

 
720 SW 2nd Ave., South Tower, Suite 300       Phone (352) 373-3541 
Gainesville, FL 32601  www.edafl.com  

 

 

Future Land Use Map Amendment  

Justification Report 
 
 

 

Request: Small-Scale Future Land Use Map Amendment application from Corporate 
Park (portion of 03049-000-000) to High Density Residential.  

Location:               17100 block of NW 161st Terrace  

Parcel Numbers:   Portion of 03049-000-000 

        Acreage:               27.9 +/- Acres 

        Prepared By:         Clay Sweger, AICP, LEED AP 
                                       
        Date: April 29, 2022   
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Background  
 
The subject property is located in the 17100 block of NW 161st Terrace on a portion of Tax Parcel 

03049-000-000 in the City of Alachua.  The subject property is located west of I-75, north of US 441 

(Martin Luther King Boulevard), southeast of NW 178th Avenue, and east of NW 173rd Street, near the 

intersection of I-75 and US 441.   The proposal concerns 27.9 +/- acres of property that is vacant and 

presently utilized as timberland.  The parcel is located within Section 9, Township 8, Range 18.   

An aerial photo showing the existing conditions of the subject property and surrounding properties is 

provided below: 
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Statement of Proposed Change 
 
The applicant requests a small-scale future land use map amendment to amend the future land use 
category from Corporate Park (27.9 +/- acres) to High Density Residential on a portion of Tax Parcel 
03049-000-000.  There is a related application to rezone the property from Corporate Park (CP) 
Residential Multiple-Family-15 (RMF-15) for consistency with the proposed future land use categories.  
 
The existing Future Land Use Map for the subject property (portions of the parcel) and surrounding 
area is shown below: 
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As stated above, the subject portions of the property currently have Corporate Park future land use 
designation on the portion of the property proposed for the land use amendment.  The area is bounded 
by a mix of residential and agricultural land use designations and I-75 to the east.  The proposed Future 
Land Use Map for the project site and surrounding area is shown below: 
 

 
 
As indicated earlier, this proposed future land use map amendment is related to an application for a 
rezoning that is being submitted simultaneously (please see the Justification Report for the related 
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application that discusses the rezoning).  The proposed rezoning would place a proposed Residential 
Multiple-Family-15 (RMF-15) zoning district on the subject property that would be consistent with the 
proposed future land use map designation of High Density Residential.  
 
The High Density Residential future land use designation will allow for use types such as single family 
attached and single family detached units and multi-family residential that are compatible with the 
surrounding development pattern in the vicinity.   
 
The City of Alachua Comprehensive Plan Future Land Use Element describes the High Density future 
land use category as shown below: 
 
Policy 1.2d: High Density Residential (8 to 15 dwelling units per acre): High Density Residential 
(8 to 15 dwelling units per acre): The High Density Residential land use category allows residential 
development at a density of 8 dwelling units per acre to 15 dwelling units per acre, as well as certain 
complementary uses, such as a low intensity neighborhood-scale retail and services.  The following 
uses are allowed in the High Density Residential land use category: 
 

1.  Single family attached and detached dwelling units;  
2.  Accessory dwelling units;  
3.  Apartments and townhomes; 
4.  Duplexes and quadplexes;  
5.  Live/work units;  
6.  Residential Planned Developments; 
7.  Traditional Neighborhood Planned Developments; 
8.  Group living; 
9.  Neighborhood-scale retail and services, where the area dedicated to such uses is less than  

or equal to 30,000 square feet of floor area and is designed specifically to serve the 
surrounding neighborhood, including, but not limited to, a convenience stores without gas 
pumps, dry cleaners, pharmacies, local markets, restaurants, personal services, and 
professional offices; and, 

10. Supporting community services such as schools, houses of worship, parks, and community  
centers. 

 

As described in the policy listed above, the proposed High Density Residential future land use 
designation is appropriate for the subject property as illustrated in the previous land use map exhibits. 
The proposed future land use is appropriate due to its location in an area with a mix of residential land 
use densities, non-residential development areas further to the south, and proximity to I-75.  In addition, 
the property is served by all necessary public facilities to serve future development of the site, and 
connections to the property will be at developer cost. 
 

 

Environmental / Suitability Analysis 
 

The subject property has no significant environmental constraints based on an analysis of wetlands, 
strategic ecosystem, soils, flood zones, topography, and surrounding uses. 
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100-Year Flood Zone / Flood Potential: 
 

The subject parcel is fully within Flood Zone X (the gray area shading on the map), which is outside the 
0.2% annual chance of flood hazard.  There are no FEMA flood plain areas on the property.  Therefore, 
floodplain issues are not a problem for the subject property.   The figure below illustrates the flood 
zones: 
 

 
 
Strategic Ecosystems: 
 
The subject property is not located within a Strategic Ecosystem overlay as indicated in the figure 
below: 
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Soils: 
 
Soils on the site are indicated in the narrative and exhibit below.  Based on the soil information analysis, 
the proposed rezoning application is not in conflict with Future Land Use Element Objective 5.1 and its 
sub-policy concerning soils (Policy 5.1.b.).  The soil types present on the subject property are:  Fort 
Meade Fine Sand, 0 to 5 percent slopes; Kendrick Sand, 2 to 5 percent slopes; and Kendrick Sand, 5 
to 8 percent slopes. 
 
According to the Soil Survey of Alachua County Florida, Fort Meade fine sand, 0 to 5 percent slopes is 
a nearly level to gently sloping, well-drained soil in both small and large areas on the gently rolling 
uplands.  This soil has slight limitations for use as sites for dwellings, for local roads and streets, and 
for septic tank absorption fields. 
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Kendrick sand, 2 to 5 percent slopes is gently sloping, well drained soil in both small and large areas 
on the gently rolling uplands.  This soil has only slight limitations as sites for septic tank absorption 
fields, dwellings, small commercial buildings, trench landfills, and local roads and streets. 
 
Kendrick sand, 5 to 8 percent slopes is a sloping, well drained soil usually in elongated areas on long 
slopes of uplands.  This soil has slight limitations as sites for septic tank absorption fields, dwellings, 
trench type sanitary landfills, and local roads and streets.  Limitations for use as sites for small 
commercial buildings are moderate because of the slope. 
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Topography: 
 
The figure below illustrates the topography of the northeastern portion of the site.  The entire parcel 
slopes from west to east toward I-75.   
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Wellfield Protection Zone: 
 
The subject parcel is not located in a wellfield protection zone.  Please see the City of Alachua’s 
Wellfield Protection Zones map dated December 2019 in the Future Land Use Element map series for 
confirmation that the property is not located in the wellfield protection zone. 
 
Wetlands: 
 
The figure below illustrates that there are no wetlands located on the subject property. 
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Needs Analysis 
 
State Requirements 
 
Recent action by the Florida State legislature (H.B. 7202) modified the requirements for need 
determinations on comprehensive plan future land use map amendments.  The law no longer places a 
maximum need based strictly on population projections.  Rather, it should allow the operation of real 
estate markets to provide adequate choices for businesses and residents.  Therefore, this new policy 
direction precludes the need to analyze land use changes based on existing and projected populations 
and directs the focus on preparing lands in urban infill areas for appropriate and compatible 
development. 
 
Based on existing development and existence of public facilities intended to serve development, the 
site is located within urbanizing portion of the City of Alachua, abutting I-75 and in proximity to 
employment sectors of the City.  West of the areas proposed for the land use change are houses in the 
Heritage Oaks Subdivision.  South and southwest of the areas proposed for a land use change are 
several commercial facilities including a Publix Shopping Center, Holiday Inn Express Hotel, Hampton 
Inn Hotel, gas stations, and restaurants.  Public services are readily available to serve the site at 
adequate capacity to accommodate on-site development.  Utility extensions to serve any proposed 
future development of these two areas proposed for the land use change would be at developer 
expense.  Development of this land will support the concept of urban development. 
 
The proposed small-scale land use change will add 27.9 +/- acres of land to the High Density 
Residential land use category, which will reduce the City of Alachua acreage in the Corporate Park land 
use category by the same amount.  The addition of the 27.9 +/- acres to the High Density Residential 
land use category will provide new housing opportunities to support population growth in the City of 
Alachua in an area that is within close proximity of existing non-residential development.  This will 
provide a balance of uses in the area that will foster transportation choice and reduce vehicle miles 
travelled for goods and services.  The new residential land uses will help to support the existing 
commercial facilities such as the Publix Shopping Center and nearby restaurants, which will foster 
economic development opportunities. 
 
Existing vs. Proposed Designations 
 
The proposed land use change to High Density Residential on the 27.9 +/- acre subject property will 
result in an increase of residential density for the site because the Corporate Park land category (with 
the given acreage area on the subject property) would not allow residential use. However, the Corporate 
Park land use category does allow for a significant amount of non-residential square footage and 
development.  Thus, the comparison is between a residential scenario and a Corporate Park scenario 
where a maximum of 607,662 SF of non-residential could be developed on the property areas (see 
tables below).  The “Public Facilities Impact Analysis” section will analyze capacity to serve a maximum 
residential density scenario on the site. 
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Existing FLUM Designation      Acreage         Max. Density                    Max Dev. Scenario  

Corporate Park 27.9                   None    0 
 
Existing FLUM Designation      Acreage        Max. Intensity         Max Dev. Scenario  

Corporate Park 27.9                   0.50 FAR 607,662 SF 
  
Proposed FLUM Designation    Acreage       Max. Density/Intensity        Max Dev. Scenario  

High. Density Residential       27.9        15 UPA         419 Units 
 

The City of Alachua High Density Residential future land use designation allows for a variety of 
residential use types and allows some limited neighborhood-scale retail and services uses (up to 30,000 
square feet of floor area).  For the purposes of this analysis, the maximum development scenario for 
High Density Residential will be based on 419 dwelling units, which will be assumed to be multi-family. 
 
Aside from the large amount of non-residential square footage available under the existing land use 
scenario, it is useful to compare the trip generation from the existing maximum development scenario 
to the proposed High Density Residential land use scenario.  The analysis below compares the trip 
generation from the existing Corporate Park land use area using an even split of General Office and 
Research and Development Center square footage on 27.9 acres (303,831 SF for each), which 
assumes that half of the available square footage would be developed as general office use and half 
would be developed as a research and development center).  The trip generation from the existing 
versus proposed land use designations is indicated in the tables below.  The analysis does not take 
into account any internal trip capture or pass-by trips. 
 
Development Scenario – Existing Corporate Park FLU 
 

 
ITE CODE 

 

 
UNITS 

 
DESCRIPTION 

 
RATE / KSF 

 
DAILY TRIPS (ADT) 

710 303,831 SF General Office 10.84 3,294 

760 303,831 SF Research & 
Development Center 

11.08 3,366 

TOTAL: 607,662 SF   6,660 

 
ITE CODE 

 

 
UNITS 

 
DESCRIPTION 

 
RATE / KSF 

 
 PM PEAK HOUR OF 
ADJACENT STREET 

TRAFFIC 

710 303,831 SF General Office 1.44 438 

760 303,831 SF Research & 
Development Center 

0.98 298 

TOTAL: 607,662 SF   736 
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Total Trip Generation:  Existing Zoning Districts 
▪ 6,660 ADT 
▪ 736 PM PEAK HOUR OF ADJACENT STREET TRAFFIC 

 
In comparison, the trip generation for the proposed High Density Residential land use designation with 
a maximum of 419 multi-family units yields the following trip generation (see Public Facilities Analysis 
in the next section for the full calculation of proposed trips): 
Total Trip Generation:  Proposed HDR Future Land Use Designation  

▪ 1,902 ADT 

▪ 163 PM PEAK HOUR OF ADJACENT STREET TRAFFIC 
 
Net Change from Existing Corporate Park to Proposed HDR Future Land Use Designation  
 

▪ (1,902 ADT – 6,660 ADT) = -4,758 ADT 
▪ (163 PM PEAK – 736 PM PEAK) = -573 PM PEAK HOUR OF ADJACENT STREET TRAFFIC 

 
As can be noted from the above, based on a maximum development scenario, there is a significant net 
reduction in both average daily trip impacts and p.m. peak hour of adjacent street traffic trips resulting 
from the proposed land use change to High Density Residential.    
 

Public Facilities Analysis  
 

A future land use map amendment may result in changes in overall impacts on public facilities if the 
amendment changes the allowable uses or density/intensity for the property.  The following tables 
analyze the change in public facilities impacts based on the associated existing and proposed land use 
categories. 
 

In accordance with LDR Article 2, Section 2.4.14(H) and Comprehensive Plan Future Land Use 
Element Policy 5.2.a, adequate public facilities are available to serve a maximum on-site development 
scenario.  Specifically, the LDR states that “the necessary public facilities will be deemed available 
concurrent with the impacts of the proposed development if the sum of proposed development impacts 
when added to the existing demand and the capacity reservations are less than the maximum service 
volume on the affected facilities.”  Based upon maximum development scenarios, any new 
development allowed in the proposed land use category will operate within the level of service 
standards outlined in the Comprehensive Plan. 
 

Maximum Development Scenario Impact:   The maximum trip generation estimate based on the 
proposed future land use designation is described below: 
 

Proposed FLUM Designation      Acreage           Max Dev. Scenario  

High Density Residential       27.9 (+/-)        419 MF Units  
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 Traffic: 

 

Development Scenario:  High Density Residential Land Use Designation  
 

 
ITE CODE 

 

 
UNITS 

 
DESCRIPTION 

 
RATE 

 
DAILY TRIPS (ADT) 

221 419 Multifamily Mid-Rise 4.54 / Unit 1,902 

 
ITE CODE 

 

 
UNITS 

 
DESCRIPTION 

 
RATE 

 
 PM PEAK HOUR 
OF ADJACENT 

STREET TRAFFIC 

221  419 Multifamily Mid-Rise 0.39 / Unit 163 
 

Total Trip Generation: 
▪ 1,902 ADT 
▪ 163 PM PEAK HOUR OF ADJACENT STREET TRAFFIC 

 
Affected Roadway Segments (per Sec. 2.4.14(H)(2)(a)) 

▪ Segment 6 – US 441 (From I-75 to CR 235A) 
▪ Segment 5 – US 441 (From SR 235 to I-75) 
▪ Segment 2 – Interstate 75 (From US 441 to SCL) 
▪ Segment 1 – Interstate 75 (From NCL to US 441) 

 
Trip Distribution on Affected Roadway Segments 

▪ 100% Distribution on Segment 6 (I-75 to CR 235A) (1,902 ADT, 163 PM Peak) 
▪  30% Distribution on Segment 5 (SR 235 to I-75) (571 ADT, 49 PM Peak) 
▪  25% Distribution on Segment 2 (US 441 to SCL) (476 ADT, 41 PM Peak) 
▪  15% Distribution on Segment 1 (NCL to US 441) (285 ADT, 25 PM Peak) 

 
The level of service analysis for average daily trips and p.m. peak hour of adjacent street traffic is shown below 
in the tables. 
 
Level of Service Analysis / Affected Roadway Segments (ADT) 

Traffic System Category 
 

US 441 Segment 6 

Maximum Service Volume 39,000 

Existing Traffic and Reserved Trips 29,841 

Project Trips (ADT) 1,902 

Available Capacity 7,257 

 
Level of Service Analysis / Affected Roadway Segments (PM PEAK) 

Traffic System Category 
 

US 441 Segment 6 

Maximum Service Volume 3,510 

Existing Traffic and Reserved Trips 2,806 

Project Trips (PM Peak) 163 

Available Capacity 541 
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Level of Service Analysis / Affected Roadway Segments (ADT) 

Traffic System Category 
 

US 441 Segment 5 

Maximum Service Volume 39,000 

Existing Traffic and Reserved Trips 24,741 

Project Trips (ADT) 571 

Available Capacity 13,688 

 
Level of Service Analysis / Affected Roadway Segments (PM PEAK) 

Traffic System Category 
 

US 441 Segment 5 

Maximum Service Volume 3,510 

Existing Traffic and Reserved Trips 2,315 

Project Trips (PM Peak) 49 

Available Capacity 1,146 

 
 
Level of Service Analysis / Affected Roadway Segments (ADT) 

Traffic System Category 
 

I-75    Segment 2 

Maximum Service Volume 91,600 

Existing Traffic and Reserved Trips 56,164 

Project Trips (ADT) 476 

Available Capacity 34,960 

 
Level of Service Analysis / Affected Roadway Segments (PM PEAK) 

Traffic System Category 
 

I-75 Segment 2 

Maximum Service Volume 8,250 

Existing Traffic and Reserved Trips 5,890 

Project Trips (PM Peak) 41 

Available Capacity 2,319 

 
Level of Service Analysis / Affected Roadway Segments (ADT) 

Traffic System Category 
 

I-75    Segment 1 

Maximum Service Volume 91,600 

Existing Traffic and Reserved Trips 29,708 

Project Trips (ADT) 285 

Available Capacity 61,607 

 
Level of Service Analysis / Affected Roadway Segments (PM PEAK) 

Traffic System Category 
 

I-75 Segment 1 

Maximum Service Volume 8,250 

Existing Traffic and Reserved Trips 3,113 

Project Trips (PM Peak) 25 

Available Capacity 5,112 
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 Sanitary Sewer: 
 

Goal 1:   Wastewater  The City shall plan for and provide adequate and economical wastewater service 
while protecting the environment, especially groundwater resources. 
 

Objective 1.2  Wastewater Service  New development may only occur within areas where wastewater 
service is available or shall be made available as a part of the propose development.  For purposes of 
this objective, development does not include an addition to an existing development of less than 33% 
of the existing floor area of the development or an addition of less than 33% of the existing impervious 
surface area within a five-year period. 
 

The following analysis examines public facilities impacts to City wastewater facilities.  For the proposed 
residential uses, the flow rates were calculated using the ratio of 250 GPD / unit.  Residential 
calculations, using a maximum development scenario, may result in an increase of 104,750 GPD.  
Adequate capacity is available to support this development and will not negatively impact the City’s 
adopted LOS for this system. 
Sanitary Sewer Impacts 

System Category GPD 

Treatment Plan Current Permitted 
Capacity 

1,500,000 

Less Actual Treatment Plant Flows 758,000 

Reserved Capacity 183,868 

Parcel Demand for Site 104,750 

Residual Capacity 453,382 

1. Source: City of Alachua Public Services Department, May 2022 
2. Multi-Family Calculations: 250 Gal/Unit per day x 419 = 104,750 GPD 

 
Potable Water: 
   
Goal 4:  Potable Water  The City shall provide an adequate supply of potable water to customers 
throughout the water service area. 
 

Objective 4.1 Water System Level of Service Standards  The City shall achieve and maintain 
acceptable levels of service for potable water quantity and quality. 
 

The following analysis examines public facilities impacts to the City potable water system.  Residential 
calculations, using a maximum development scenario, may result in an increase of 115,225 GPD. 
Adequate capacity is available to support this development and will not negatively impact the City’s 
adopted LOS for this system.  
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Potable Water Impacts 

System Category GPD 

Current Permitted Capacity 2,300,000 

Less Actual Potable Water Flows 1,309,417 

Reserved Capacity 203,857 

Parcel Demand for Site 115,225 

Residual Capacity 671,501 

1.  Source: City of Alachua Public Services Department, May 2022 
     2.   Single Family Calculations: 275 Gal/Unit per day x 419 = 115,225 GPD 
 
Solid Waste: 
 

Goal 2:  Solid Waste  The City will provide for solid waste disposal service in a sanitary, economic, and 
environmentally safe manner. 
 

Maximum Development Scenario Project Impact:  Residential uses generate approximately 0.73 tons 
per year of solid waste per capita per the City of Alachua Comprehensive Plan (419 units x 2.55 
residents per unit x 0.73 tons/year per capita = 780 tons).   
 
The following table indicates the projected solid waste generation, which will not exceed the City’s 
overall Level of Service standards: 
 

Solid Waste Impact  

Solid Waste Impact – Residential Land Uses1    780 Tons 
   

1. Formula: (0.73 tons / year per capita @ 2.55 residents per unit) 
 
PUBLIC SCHOOLS 
 
Impacts on public school facilities adopted Level of Service are summarized below: 
  

 
 

Approval of the application will result in a projected school enrollment impact of 25 elementary, 13 
middle and 13 high school student stations.  According to the 2021 Annual Report on School 
Concurrency for Alachua County Public Schools, the available FISH capacity at Santa Fe High School 
in 2029-2030 is 255, which will not be negatively impacted by this proposed zoning change.  The 
available FISH capacity at Mebane Middle School in the 10th Year is 435, which will not be negatively 
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impacted by this proposed zoning change.  The available FISH capacity for the Northwest Alachua 
CSA in the 10th year is 316, which will not be negatively impacted by this proposed zoning change. 
 
RECREATION 

 
Recreation Impact Table 
System Category Acreage 

Existing City of Alachua Recreation Acreage 135.48 

Acreage Required to Serve Existing Population 52.78 

Reserved Capacity  3.46 

Project Demand 5.3 

Available Recreation Acreage 73.94 

1. Source: City of Alachua Public Services Department, May 2022 
2. Calculations for Proposed Project: 419 Units x 2.55 persons/household x 5 acres / 1,000 persons 

= 5.3 acres 
 
As indicated in the table above, the City of Alachua currently has sizable excess acreage for local 
recreation activities. The proposed land use change is expected to have a minimal impact on the City’s 
current recreation level of service. 
 
STORMWATER 
 
Goal 3:  Stormwater  The City shall develop and maintain a stormwater management system that 
minimizes flooding, protects, preserves and enhances desirable water quality conditions, and, where 
possible, preserves and utilizes existing natural features. 
 
The minimum LOS standard for development in the City of Alachua requires a floor elevation of one (1) 
foot above the 100-year/24-hour storm elevation.  Any new/future development on the subject property 
will be required to meet these standards and the Suwannee River Water Management District 
(SRWMD) requirements at the time of final development approval. 
 
FIRE / EMS 
 
The proposed development will be served by Fire Station #21 located at 15040 NW US 441. 

POLICE 
 
The proposed development will be served by the City of Alachua Police Department located at 15000 

NW 142nd Avenue.  

Compatibility Analysis 
 

Compatibility with adjacent land uses is a consideration when considering a proposed change in land 
use designation. 
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The existing land uses and future land use designations of the adjacent properties are as follows: 
 

North:      Vacant Land / Interstate 75 
      Alachua County Rural/Agriculture future land use designation  
 

East:      Interstate 75         
 

West: Vacant land 
Moderate Density Residential & County Rural/Agriculture future land use designation 

 

South: Vacant land  
 High Density Residential future land use designation 
 
The proposed High Density Residential land use designation is compatible with the overall 
surrounding land use designations, zoning districts and the existing development pattern in the area.  
As previously stated, the site is located within the urbanizing portion of the City of Alachua with close 
proximity to employment areas, I-75, and US Highway 441.  There are existing commercial uses 
such as gas stations, grocery store, and restaurants in close proximity to the site proposed for land 
use map change.  Santa Fe High School is within approximately 1 mile of the site.  Public services 
(centralized water & sewer utilities, police/fire protection, public schools, etc.) are readily available to 
serve the site at adequate capacity to accommodate on-site development.  Connections to public 
utilities will be at developer cost. 
 

Urban Sprawl Analysis 
 
Urban Sprawl Indicators   
This amendment has been analyzed to determine whether the plan amendment incorporates a 
development pattern or urban form that achieves four of the following criteria indicating that it 
discourages urban sprawl. 
 

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. 
 

Response: This proposed land use map amendment to High Density Residential is in a 
geographic area that has all necessary urban service available to serve development on the 
property (water, sewer, police, fire, etc.) near the developed intersection of I-75 and US 441.  It 
is in close proximity to employment areas within the City.  The site does not contain wetlands 
and is not in a floodplain area or a strategic ecosystem area, so natural resources and 
ecosystems are protected.  In addition, future development at the site shall comply with the 
regulations applicable to the protection of natural resources.   

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

services. 
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Response: Existing public utilities are available to serve the site and connections to such 
utilities will be provided at private developer cost.  According to the City Public Services 
Department, utilities can be made available to service future development on the parcel.  Access 
to the two areas proposed for the land use change will be via an extension of NW 161st Terrace 
(an existing roadway) that will be developer constructed.  

 
3. Preserves agricultural areas and activities, including silviculture, and dormant, unique and prime 

farmlands and soils. 
 

Response:  The areas proposed for a future land use change on the parcel do not have an 
Agriculture future land use designation (current designation is Corporate Park).  Therefore, the 
City does not consider this an area to be preserved for agricultural areas and activities.  The 
existing land use designation indicates that it is not the City’s long-term vision for agricultural 
activities to occur on this property.      

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

nonresidential needs of an area. 
 

Response:  The proposed land use map amendment for the property to High Density Residential 
will help to provide housing for the growing residential population in the City in an area served 
by several non-residential/commercial services such as a grocery store, gas stations, and 
restaurant.  It also will provide additional housing stock to serve the community in an area with 
centralized services available.  This residential use will support the non-residential uses in the 
City by providing housing opportunities for the employees of local businesses, including those 
in close proximity to the site.  

 
The primary indicators that a plan amendment promotes or does not promote urban sprawl are listed 
below.  Perhaps the most common indicators of urban sprawl include leapfrog development, ribbon or 
strip development and large expanses of low density, single dimensional development.   
 
Included with each of these listed indicators is a site-specific response that demonstrates the proposed 
comprehensive plan amendment will not result in urban sprawl: 
 
1.  Promotes, allows or designates significant amounts of the jurisdiction to develop as low-intensity, 

low-density, or single-use development or uses.    
 
Response:  The proposed amendment is not for low-density residential.  In fact, it is for high-
density residential within a larger property area that includes a portion designated for 
Commercial land use.  This change will promote the already existing mix of residential and non-
residential in a portion of the City of Alachua that is primed for continued economic 
development due to geographic considerations, available public facilities and availability of 
centralized utilities.  Existing public utilities are available to serve the site and connections to 
such utilities will be provided by the private developer.  According to the City Public Services 
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Department, utilities can be made available to service future development on the parcel.  This 
will involve connection to potable water and wastewater lines.   
 
2. 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. 

 
Response:  The subject property is located in an urbanizing area abutting I-75 and at the 
intersection with US 441, which is already developed.  Public facilities needed to support 
development, including water & sewer services and a high school (Santa Fe High School) are 
proximate to the property.  Existing centralized public utilities are available to serve the site and 
connections to such utilities will be provided by the private developer.  According to the City 
Public Services Department, utilities can be made available to service future development on 
the parcel.  This will involve connection of potable water and wastewater lines.  In addition, 
surrounding properties in the immediate vicinity to the south and southwest already have an 
urban land use and zoning designation.   
 
3. Promotes, allows or designates urban development in radial, strip, isolated or ribbon patterns 

generally emanating from existing urban developments.  
 
Response:   No radial, strip, isolated or ribbon patterns will be created by this land use change.  
High density residential development on the subject property will not promote strip 
development based on the proposed map’s consistency with the overall land use pattern in the 
immediate area.  Urban land use and zoning designations are existing on a majority of the 
adjacent parcels to the south and southwest in the immediate area and this change will be 
consistent with those designations.   
 
4. 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. 

 
Response:  There are no identified regulated natural resources on the property (wetlands, 
floodplains, etc.).  In addition, any on site environmental resources (if any) will be protected at 
the development stage in accordance with the City of Alachua Comprehensive Plan and Land 
Development Regulations.  
 
5. Fails to adequately protect adjacent agricultural areas and activities, including silviculture, active 

agricultural and silvicultural activities, passive agricultural activities and dormant, unique and 
prime farmland and soils. 

 
Response:  Currently, there are only agricultural land use designations on properties to the 
north of the northernmost area proposed for a land use map amendment.  The proposed future 
land use category is less intense (residential) than the existing Corporate Park designation on 
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the properties to the north, which will provide additional protection for the adjacent agricultural 
areas and activities.        
 
6. Fails to maximize use of existing public facilities and services. 

Response:  Upon approval of the land use change and development of the site, all existing 
utilities provided by the City of Alachua shall be utilized.  Water and sewer public facilities are 
currently available to serve the subject property.  Connections to such utilities will be provided 
by the private developer.  According to the City Public Services Department, utilities can be 
made available to service future development on the parcel.  Extension of NW 161st Terrace will 
be at developer expense to provide access to the subject areas of the property.   
 
7. Fails to maximize use of future public facilities and services. 
 
Response:  As stated above, future development will be required to maximize the existing public 
facilities that are available to serve the site.   Connections to such utilities will be provided by 
the private developer.  According to the City Public Services Department, utilities can be made 
available to service future development on the parcel.  This will involve connection to potable 
water and wastewater lines.  Extension of NW 161st Terrace will be at developer expense to 
provide access to the subject areas of the property 
 
8. 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, educational, health care, fire and 
emergency response, and general government. 

 
Response:   The subject property is located in the urbanizing portion of the City of Alachua and 
will be accessed by an extension (at developer cost) of NW 161st Terrace.  A portion of NW 161st 
Terrace currently exists, and it runs north from US 441.  Santa Fe High School is in close 
proximity to the southwest of the areas proposed for the land use map amendments.  Potable 
water and sanitary sewer facilities are available to the site and connections shall be provided 
by the private developer.  According to the City Public Services Department, utilities can be 
made available to service future development on the parcel.  Adequate vehicular capacity is 
currently available on the local road network to serve future development on site.  Due to the 
immediate proximity of the property areas to these public facilities, the development of this site 
will not result in a disproportionate burden on public facilities and services. 
 
9. Fails to provide a clear separation between rural and urban uses.  
 
Response:  The subject property falls within urbanized area the City of Alachua due to its 
adjacency to I-75 / US 441, availability of centralized utilities and land use pattern in the area.  
The areas proposed for the land use map amendments currently have urban land use category 
designation (Corporate Park). 
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10. Discourages or inhibits infill development or redevelopment of existing neighborhoods and 
communities. 

 
Response:  The proposed amendment does not discourage or inhibit infill development or 
redevelopment of existing neighborhoods and communities.  The development of this site for 
high density residential near the intersection of I-75 / US 441 is in an area that already has 
residential and non-residential development.  Public services are available (water, sewer, police, 
fire, etc.) and as such, should be considered an area that is urbanizing in nature based on the 
existing local development pattern and urban future land use designations within the immediate 
vicinity of the subject property. 
 
11. Fails to encourage an attractive and functional mix of uses.  
 
Response:  The proposed land use change areas are within a larger parcel that already has an 
area designated for Commercial land use and additional areas designated Moderate Density 
Residential and High Density Residential, thus providing a mix of uses and densities on the 
overall parcel.  The High Density Residential land use category allows for neighborhood scale 
retail and services (up to 30,000 square feet), which provides for a mix of uses such as:  
convenience stores without gas pumps, dry cleaners, pharmacies, local markets, restaurants, 
personal services, and professional offices. There are also other Commercial-designated 
parcels to the south and southwest of the site and Santa Fe High School (designated Public) is 
in close proximity to the west.  All these uses and designations provide for a functional mix of 
uses.    
 
12. Results in poor accessibility among linked and related land uses. 
 
Response:  The proposed amendment will not result in poor accessibility among linked and 
related uses.  Future development will provide connectivity to the extent feasible.  The extension 
of NW 161st Terrace will provide internal connectivity to the Publix shopping center, restaurants, 
and other commercial and residential uses (Heritage Oaks Subdivision) without the need to use 
US 441.  There are existing sidewalks along US 441 that connect to a sidewalk system along NW 
161st Terrace.  As NW 161st Terrace is extended (at developer expense), it will provide pedestrian 
connectivity among a variety of the uses north of US 441 through the construction of sidewalks 
along NW 161st Terrace. 
 
13. Results in loss of significant amounts of functional open space.  
 
Response:  The proposed amendment will not result in loss of significant amounts of functional 
open space.   Currently, the property does not provide any functional open space to the area.  
In addition, any development of the site will be required to provide at least 10% functional open 
space as part of the overall development, per LDR requirements.  
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Comprehensive Plan Consistency 
 
This future land use map amendment Justification Report, along with the following summary of the 
applicable Comprehensive Plan Elements, demonstrates that the application is consistent with the City 
of Alachua Comprehensive Plan.  The proposed land use map amendment application is consistent 
with the Goals, Objectives, and Policies included within the Future Land Use Element, Community 
Facilities Element, Transportation Element, Conservation/Open Space Element and Capital 
Improvements Element. 
 
Future Land Use Element: 
 
The following Goals, Objectives and Policies are applicable to the proposed land use change 
application: 
 
Policy 1.2d: High Density Residential (8 to 15 dwelling units per acre): High Density Residential 
(8 to 15 dwelling units per acre): The High Density Residential land use category allows residential 
development at a density of 8 dwelling units per acre to 15 dwelling units per acre, as well as certain 
complementary uses, such as a low intensity neighborhood-scale retail and services.  The following 
uses are allowed in the High Density Residential land use category: 
 

1. Single family attached and detached dwelling units;  
2. Accessory dwelling units;  
3. Apartments and townhomes; 
4. Duplexes and quadplexes;  
5. Live/work units;  
6. Residential Planned Developments; 
7. Traditional Neighborhood Planned Developments; 
8. Group living; 
9. Neighborhood-scale retail and services, where the area dedicated to such uses is less than or 

equal to 30,000 square feet of floor area and is designed specifically to serve the surrounding 
neighborhood, including, but not limited to, a convenience stores without gas pumps, dry 
cleaners, pharmacies, local markets, restaurants, personal services, and professional offices; 
and, 

10. Supporting community services such as schools, houses of worship, parks, and community 
centers. 

 
Consistency:   As described in the policy listed above, the proposed High Density Residential 
future land use designation is appropriate for the subject property as illustrated in the previous 
land use map exhibits. The proposed future land use map designation is appropriate due to is 
location in an area with a mix of residential and non-residential development areas that are well 
suited to accommodate a mix of development types that will be compatible in nature.  The 
property is also served by all necessary public facilities to serve future development of the site. 
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Objective 2.5: Open Space Standards: The City shall utilize open space requirements to preserve the 
rural character of Alachua, protect natural resources, and provide spaces for people to recreate and 
gather. 
 
Policy 2.5.a: There shall be a minimum of 10% percent open space required. The City shall establish 
incentives for the provision of open space beyond minimum requirements. 
 
Policy 2.5.b: Open space shall not be limited to unusable portions of project sites. A portion of open 
space shall be usable and functional. 
 
Consistency: Any new development on the site shall adhere to the policies stated above 
that relate to open space as it relates to requirements in the Land Development Regulations.  
 
Objective 5.1:        Natural features:  The City shall coordinate land use categories with appropriate 
topography, soils, areas of seasonal flooding, wetlands and habitat during review of proposed 
amendments to the Future Land Use Map and the development review process. Natural features may 
be included as amenities within a development project. 
 
Consistency: Future development on the site will identify and address on-site natural 
features and will address them in compliance with the Land Development Regulations.  Maps 
included within this report indicate that there are no wetlands, floodplains, or strategic 
ecosystems on the subject sites. 
 
Objective 5.2:  Availability of facilities and services The City shall utilize a concurrency 
management system to ensure that the adopted level of service standards are maintained.  
 
Policy 5.2.a: All new development shall meet level of service requirements for roadways, potable 
water, sanitary sewer, stormwater, solid waste, and public schools in accordance with LOS standards 
adopted in the elements addressing these facilities.   
 
Consistency: As described in the “Public Facilities Analysis” portion of this report, 
adequate facilities (capacity) are currently available to serve the site and will not negatively 
impact the City’s adopted LOS standards.   Public utilities are available to serve the site and 
connections to such utilities will be provided by the private developer.  According to the City 
Public Services Department, utilities can be made available to service future development on 
the parcel.  Access to the site will be from the extension of NW 161st Terrace, which will also 
include sidewalks on both sides of the roadway.  This extension will be at developer expense.  
Public school capacity is available currently to serve future development.  Santa Fe High School 
is in close proximity to the areas proposed for a land use change. 
 
New development on the site (when proposed) will be required to meet concurrency standards 
as stated in the Comprehensive Plan.   
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GOAL 9: Water and Wastewater Service: The City will ensure that new development within the 
corporate limits shall connect to the City’s potable water and wastewater systems, where potable water 
and wastewater service are available, as defined in Policy 1.2.a and Policy 4.2.b of the Community 
Facilities Element of the Comprehensive Plan 
 
Consistency: Any new development on this site will be required to connect to public 
potable water and wastewater facilities as indicated above. 
 
Transportation Element: 
 
Objective 1.1: Level of Service  The City shall establish a safe, convenient and efficient level of 
service standard for all motorized and non-motorized transportation systems. 
 
Consistency:  An analysis of the proposed land use change impacts is included in this 
report (see the “Public Facilities Analysis” section of this Justification Report).  Based on land 
use maximum development scenarios, the calculations indicate that the proposed future land 
use map amendment will not result in an increase in traffic impact that will negatively affect the 
adopted Level of Service (LOS) standards, consistent with the Transportation Element. 
 
Community Facilities Element: 
 
Goal 1: The City shall plan for and provide adequate and economical wastewater service while 
protecting the environment, especially groundwater resources. 
 
Objective 1.2  New development may only occur within areas where wastewater service is available 
or shall be made available as a part of the proposed development.  For purposes of this objective, 
development does not include an addition to an existing development of less than 33% of the existing 
floor area of the development or an addition of less than 33% of the existing impervious surface area 
within a five-year period. 
 
Goal 2: The City will provide for solid waste disposal service in a sanitary, economic, and 
environmentally safe manner. 
 
Goal 3: The City shall develop and maintain a stormwater management system that minimizes 
flooding and protects, preserves, and enhances desirable water quality conditions, and, where possible, 
preserves and utilizes existing natural features. 
 
Goal 4: The City shall provide an adequate supply of potable water to customers throughout the 
water service area. 
 

 Objective 4.1 The City shall achieve and maintain acceptable levels of service for potable water 
quantity and quality. 
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Consistency: Consistency with this element is demonstrated in the “Public Facilities 
Analysis” and the “Environmental / Suitability Analysis” sections of the report.  Future 
development on the parcel will be required to connect with potable water and wastewater 
facilities consistent with the above policies.  Stormwater management facilities for development 
at the site will be required consistent with engineering standards. 
 
Conservation & Open Space Element: 

The proposed future land use amendment is consistent with this element.  Specifically, the 
application is consistent with each of the following objectives listed within the element: 
 
Objective 1.4:  Air Quality  The City shall institute the following measures to maintain air quality at the 
levels established in the National Ambient Air Quality “Standards (NAAQX). 
 
Consistency: Any future development proposal associated with these parcels will meet the 
City’s air quality standards. 
 
Objective 1.5:  Soils  The City shall protect soil resources through erosion and sedimentation control, 
by requiring proper design criteria on specific soils. 
 
Consistency:  As described in the Environmental / Suitability Analysis section of this 
application, the existing soil types on site have minimal limitations for urban development.     
 
Policy 1.5.c: The City shall protect the natural topography of the City, including steep and seepage 
slopes, by requiring new development to include techniques to minimize negative impacts on the natural 
terrain. An emphasis will be placed on retaining the natural function of seepage slopes during 
development. Additionally, retention of existing native vegetation will be encouraged as one method of 
protecting slopes. 
 
Response: The subject property does not contain any known seepage slopes.  In addition, the 
site topography will be taken into consideration with the future development of the site and 
ultimately, the drainage design.  In addition, future on-site development will include stormwater 
management areas that comply with all applicable City, County and water management district 
standards for water quality and quantity and shall be designed to minimize negative impacts on 
the natural terrain and topographic pattern.   
 
Objective 1.6:  Mineral Resources  The City shall ensure that extraction activities do not pose a threat 
to natural resources, protected habitats and ecosystems, and human health. 
 
Consistency: There are no known mineral resources within the subject property.  
 
Objective 1.7:  Geological Resources  The City shall identify, protect and conserve significant geological 
resources and their natural functions. 
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Consistency: There are no known or identified geological resources on the property. 
 
Objective 1.8:  Hazardous Materials  The City shall protect the public and natural resources from 
contamination by hazardous materials and waste. The City shall require the safe handling, 
transportation, management, storage and disposal of hazardous waste and materials. 
 
Consistency: The land use category that is proposed is residential in nature (Residential 
High) and, therefore, no hazardous materials shall be utilized.  
 
Objective 1.9:  Agriculture and Silviculture  The City shall promote agricultural and silvicultural activities 
that protect, preserve, and enhance the natural resources of the City. 
 
Consistency: The subject property does not currently have an Agriculture future land use 
designation, which indicates that it is not the City’s long-term vision for agricultural activities 
to occur in this area.    
 
Objective 1.10:  Wetlands  The City shall protect and preserve wetland values and functions from 
adverse, human caused, physical and hydrologic disturbances. 
 
Consistency: No wetlands are located on the subject property.  
 
Objective 1.11:  Open and Green Space  The City shall work to preserve native ecosystems and the 
natural aesthetic beauty and charm of Alachua by ensuring the provision of open spaces and green 
linkages throughout the City, designed for the enjoyment of the citizenry. 
 
Consistency: The required open and green space requirements shall be met upon 
subsequent development of the site.  
 
Objective 1.12:  Water Resources  The City shall protect and conserve the quantity and quality of water 
resources, not only for the benefit of residents of the City, but for all in North Florida who depend on 
the Floridian Aquifer for drinking water, and for the benefit of all connected springs, streams, and rivers 
which may be impacted by the City’s land use and development practices. 
 
Consistency: Future development on the subject property shall be connected to 
centralized water and sewer facilities consistent with the requirements stated in the Community 
Facilities Element Policies 1.2.a, 4.1.b, and 4.2.a.  Connections to such utilities will be provided 
by the private developer.  According to the City Public Services Department, utilities can be 
made available to service future development on the parcel.  This will involve connection to 
potable water and wastewater lines at the developer’s expense. 
 
Policy 1.12.d: The City shall require the following buffers for development along surface water bodies… 
 
Response: There are no surface water bodies located on the project site.  
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Capital Improvements Element: 

 

Objective 1.2:  The City shall require that all decisions regarding the issuance of development 
orders and permits shall be consistent with the development requirements of the Comprehensive Plan, 
the Land Development Regulations, and that public facilities and services necessary to support such 
development are available while also maintaining the adopted level of service standards. 
 

Consistency:   Any new development of the subject parcel would require an analysis for 
availability of public facilities consistent with adopted LOS standards.  Development on the 
parcel will be subject to development review and concurrency analysis at the time of 
development application.   
 

New development or redevelopment at the site will be required to connect to the “public sanitary 
sewer system if abutting any street or right-of-way in which there is located a public sanitary 
sewer” (Section 38-137 Code of Ordinances).  Policies 1.2.a and 4.1.b in the Community 
Facilities Element establish the requirements for connection to the public wastewater and 
potable water systems. 
 

Public facilities currently are operating within the acceptable level of service standards outlined 
within the Comprehensive Plan (see the “Public Facilities Impact Analysis” section of this 
report).  However, any future development plan applications would be subject to review for 
required capital improvements.  


