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January 7, 2019 
 
 

Adam Hall 
City of Alachua 
Planning and Zoning Community Development Department 
PO Box 9 
Alachua, FL 32616 
 

Re: San Felasco Tech City LSCPA/Rezoning 
 

Dear Mr. Hall: 
 
The applicant’s responses to the completeness review comments issued on December 20, 2018 are 
below.  Included in this package are the following items:  
 

• 3 Sets of Revised Rezoning Application Materials 
• 3 Sets of Revised CPA Application Materials 

 
DEFICIENCIES TO BE ADDRESSED 
Unless otherwise noted, references to code Sections refer to Alachua County Land Development 
Regulations. 
 
LARGE SCALE COMPREHENSIVE PLAN AMENDMENT 
 

1. Comprehensive Plan Consistency Analysis 
a. Policy 1.4.d, FLUE, states that the minimum area for Corporate Park Development to include 
residential units is 100 acres. Please address how the listed residential units will be provided. 
 
RESPONSE: See revised consistency analysis, residential units have been removed form the 
development scenario proposed, as this site is less than 100 acres. 
 
b. Goal 3, FLUE, Historic, Cultural, and Archeological Preservation. Alachua County Property 
Appraiser records indicate that a portion of the subject property is identified as a "cemetery". 
If applicable, please address specific Objectives and policies related to this existing use of 
property. 
 
RESPONSE: See revised consistency analysis, the area of the site designated a cemetery will 
be avoided and protected in future development plans. 
 
c. Objective 1.10, Conservation and Open Space Element, Environmental Resource Map 
narrative indicates presence of wetlands, but the wetlands are not displayed. Please revise 
map or provide separate wetlands survey.  
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RESPONSE: Additional documentation is provided in the report, including a map of the 
flagged wetlands boundary for parcel 05962-002-000 and a previous site plan for Phoenix 
Commercial Park showing the wetland line accepted at the time of development. 
 
d. Please note Policy 1.4.e, Future Land Use Element, and address consistency with this Policy. 

 
RESPONSE: See revised consistency analysis, proposed development plans will comply with 
building size, building coverage, and use requirements. 

 
2. Concurrency Impact Analysis 

a. Impacts of Proposed FLUM Designation: Applicant has used the net increase/decrease in 
impacts to analyze potential impacts. This method does not provide a representative analysis 
of potential demand on public facilities. Impacts to transportation, potable water, sanitary 
sewer, solid waste, recreation, and public schools must consider the demand of proposed 
FLUM Designations. NOTE: Demand of existing FLUM Designations may be provided as 
additional information in the report, but should not be used to consider potential demand 
created by future development. 
 
RESPONSE: The report has been revised to account for the gross proposed development 
scenario under Corporate Park FLU. 
 
b. Projected Trip Generation Conclusion: Applicant states the application would not negatively 
impact the adopted LOS for adjacent and nearby roadways. If development were to occur at 
the maximum development potential represented by the proposed FLUM designations, LOS 
deficiencies would potentially exist for certain roadway segments. Revise analysis accordingly. 
 
RESPONSE: Trip generation tables have been revised as requested. 
 
c. Per Section 2.4.14(H)(2) includes all road segments within_1h mile of the development's 
ingress/egress and those on which the development's impacts are 5% or greater of the MSV 
of the roadway. 

 
RESPONSE: Trip distribution has been revised to include additional road segments as 
requested. 

 
3. Miscellaneous 

a. In numerous places within the Comprehensive Plan Consistency Analysis, the applicant states 
the development will be developed through a "master plan". Please clarify the meaning of this 
statement. The closest regulatory analogue for a "master planned" development would be one 
of the various Planned Development zoning districts provided in the City's Land Development 
Regulations.  
 
RESPONSE: References to a master plan have been removed from the report. 
 
b. Taxes appear to be due on subject property. Public hearing schedule may be impacted if taxes 
become overdue. 
 
RESPONSE: Revised printouts from the tax collector’s office are included with this submittal. 
2018 taxes have been paid. 
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c. Clarify throughout application that the MP zoning designation and Rural Employment Center 
future land use map designation are County designations. 
 

 RESPONSE: The report has been revised to clarify that these are Alachua County designations. 
 
SITE-SPECIFIC AMENDMENT TO THE OFFICIAL ZONING ATLAS 
 

1. Comprehensive Plan Consistency Analysis 
a. Policy 1.4.d, FLUE, states that the minimum area for Corporate Park Development to include 
residential units is 100 acres. Please address how the listed residential units will be provided. 
 
RESPONSE: See revised consistency analysis, residential units have been removed from the 
development scenario proposed, as this site is less than 100 acres. 
 
b. Goal 3, FLUE, Historic, Cultural, and Archeological Preservation. Alachua County Property 
Appraiser records indicate that a portion of the subject property is identified as a "cemetery". 
If applicable, please address specific Objectives and policies related to this existing use of 
property. 
 
RESPONSE: See revised consistency analysis, the area of the site designated a cemetery will 
be avoided and protected in future development plans. 
 
c. Objective 1.10, Conservation and Open Space Element, Environmental Resource Map 
narrative indicates presence of wetlands, but the wetlands are not displayed. Please revise 
map or provide separate wetlands survey.  
 
RESPONSE: Additional documentation is provided in the report, including a map of the 
flagged wetlands boundary for parcel 05962-002-000 and a previous site plan for Phoenix 
Commercial Park showing the wetland line accepted at the time of development. 
 
d. Please note Policy 1.4.e, Future Land Use Element, and address consistency with this Policy. 
 
RESPONSE: See revised consistency analysis, proposed development plans will comply with 
building size, building coverage, and use requirements. 

 
2. Concurrency Impact Analysis 

a. Impacts of Proposed FLUM Designation: Applicant has used the net increase/decrease in 
impacts to analyze potential impacts. This method does not provide a representative analysis 
of potential demand on public facilities. Impacts to transportation, potable water, sanitary 
sewer, solid waste, recreation, and public schools must consider the demand of proposed 
FLUM Designations. NOTE: Demand of existing FLUM Designations may be provided as 
additional information in the report, but should not be used to consider potential demand 
created by future development. 

 
RESPONSE: The report has been revised to account for the gross proposed development 
scenario under Corporate Park FLU. 
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b. Projected Trip Generation Conclusion: Applicant states the application would not negatively 
impact the adopted LOS for adjacent and nearby roadways. If development were to occur at 
the maximum development potential represented by the proposed FLUM designations, LOS 
deficiencies would potentially exist for certain roadway segments. Revise analysis accordingly. 

 
RESPONSE: Trip generation tables have been revised as requested. 
 
c. Per Section 2.4.14(H)(2) includes all road segments within 1/z mile of the development's 
ingress/egress and those on which the development's impacts are 5% or greater of the MSV of 
the roadway. 

 
RESPONSE: Trip distribution has been revised to include additional road segments as 
requested. 

 
3. Analysis with Compliance with Standards for Site Specific Amendments to the Official Zoning 

Atlas 
a. Please note and address consistency with Section 3.5.2(F)(2). 
 
RESPONSE: See revised consistency analysis, residential units have been removed from the 
development scenario proposed, as this site is less than 100 acres. 
 

4. Miscellaneous 
a. In numerous places within the Comprehensive Plan Consistency Analysis, the applicant 
states the development will be developed through a "master plan". Please clarify the meaning 
of this statement. The closest regulatory analogue for a "master planned" development would 
be one of the various Planned Development zoning districts provided in the City's Land 
Development Regulations.  
 
RESPONSE:  References to a master plan have been removed from the report. 
 
b. Taxes appear to be due on subject property. Public hearing schedule may be impacted if 
taxes become overdue. 
 
RESPONSE: Revised printouts from the tax collector’s office are included with this submittal. 
2018 taxes have been paid. 
 
c. Clarify throughout application that the MP zoning designation and Rural Employment Center 
future land use map designation are County designations. 
 

 RESPONSE: The report has been revised to clarify that these are Alachua County designations. 
 
 



























































 Print this page

 Parcel details  Latest bill  Full bill history 

2018 Roll Details — Real Estate Account At 12871 NW US HWY 441
Real Estate Account #05855 004 000

2018 

PAID

2017 

PAID

2016 

PAID

2015 

PAID

... 2007 

PAID

Apply for the 2019 Installment Payment Plan 

 Get Bills by Email 

PAID 2018-11-28  $79,102.04 

Receipt #18-0035974 

Owner:

Situs:

Account number:

Alternate Key:

Millage code:

Millage rate:

Assessed value:

School assessed value:

Unimproved land value:

PHOENIX COMMERCIAL PARK LLP

PO BOX 1000

ALACHUA, FL 32616 

12871 NW US HWY 441

05855 004 000

1026721

1700

22.5620

3,452,100

3,452,100

600,700

Flags

 Corrected 

Property Appraiser

Map data ©2019 Google  Imagery ©2019 , DigitalGlobe, U.S. Geological SurveyReport a map error

12871 NW US Hwy 441
12871 NW US Hwy 441, High Springs, 
FL 32643

Save

View larger map

Sign in 

Location is not guaranteed to be accurate.

 View

Ad valorem:

Non-ad valorem:

Total Discountable:

No Discount NAVA:

Total tax:

2018 Annual bill 

$77,886.28

$4,511.68

82397.96

0.00

$82,397.96

Legal description



Book, page, item:

Geo number:

Range:

Township:

Section:

Neighborhood:

Use code:

Total acres:

Location

3527-1217-

20-08-19-05855004000

19

08

20

233300.51

05500

61.920

© 1997–2019, Grant Street Group. All rights reserved.  Help - Contact us - Terms of service - Tax Collector home
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 Parcel details  Latest bill  Full bill history 

2018 Roll Details — Real Estate Account At 13025 NW US HWY 441
Real Estate Account #05962 002 000

2018 

PAID

2017 

PAID

2016 

PAID

2015 

PAID

... 2002 

PAID

Apply for the 2019 Installment Payment Plan 

 Get Bills by Email 

PAID 2018-12-18  $7,957.92 

Receipt #18-0062753 

Owner:

Situs:

Account number:

Alternate Key:

Millage code:

Millage rate:

Assessed value:

School assessed value:

Unimproved land value:

LASER INVESTMENT GROUP LLC (THE)

3201 SW 42ND ST STE 2

GAINESVILLE, FL 32608 

13025 NW US HWY 441

05962 002 000

1028556

1700

22.5620

356,380

367,400

367,400

Property Appraiser

Map data ©2019 Google  Imagery ©2019 , DigitalGlobe, U.S. Geological SurveyReport a map error

13025 NW US Hwy 441
13025 NW US Hwy 441, Alachua, FL 
32615

Save

View larger map

Sign in 

Location is not guaranteed to be accurate.

 View

Ad valorem:

Non-ad valorem:

Total Discountable:

No Discount NAVA:

Total tax:

2018 Annual bill 

$8,120.70

$83.34

8204.04

0.00

$8,204.04




Legal description

COM SE COR SEC W 1313.40 FT N 218.99 FT N 72 DEG 51 MIN 47 SEC W 171.11 FT NWLY ALG CURVE 1369.44 FT N 65 

DEG 59 MIN 42 SEC W 1385.74 FT N 22 DEG 09 MIN 10 SEC E 158.44 FT N 66 DEG 13 MIN 12 SEC W 229.98 FT N 01 

DEG 33 MIN 25 SEC E 169.02 FT POB N 23 DEG 50 MIN 23 SEC E 2014.63 FT N 58 DEG 44 MIN 53 SEC W 624.24 FT 

S 00 DEG 37 MIN 49 SEC E 70.66 FT N 58 DEG 44 MIN 53 SEC W 547.93 FT NWLY ALG CURVE 473.71 FT S 00 DEG 08 





MIN 45 SEC W 2657.79 FT S 66 DEG 00 MIN 09 SEC E 209.40 FT N 01 DEG 07 MIN 22 SEC E 340.98 FT S 65 DEG 57 

Book, page, item:

Geo number:

Range:

Township:

Section:

Neighborhood:

Use code:

Total acres:

Location

4627-0672-

20-08-19-05962002000

19

08

20

233300.00

01000

55.420

© 1997–2019, Grant Street Group. All rights reserved.  Help - Contact us - Terms of service - Tax Collector home



 Print this page

 Parcel details  Latest bill  Full bill history 

2018 Roll Details — Real Estate Account At Unassigned Location RE
Real Estate Account #05855 005 000

2018 

PAID

2017 

PAID

2016 

PAID

2015 

PAID

... 2010 

PAID

Apply for the 2019 Installment Payment Plan 

 Get Bills by Email 

PAID 2018-11-30  $207.79 

Receipt #18-0041927 

Owner:

Situs:

Account number:

Alternate Key:

Millage code:

Millage rate:

Assessed value:

School assessed value:

Unimproved land value:

PHOENIX COMMERCIAL PARK LLLP

PO BOX 1000

ALACHUA, FL 32616 

Unassigned Location RE

05855 005 000

1026722

1700

22.5620

5,900

5,900

5,900

Property Appraiser

Map data ©2019  Imagery ©2019 NASA

View larger map Sign in 

Location is not guaranteed to be accurate.

 View

Ad valorem:

Non-ad valorem:

Total Discountable:

No Discount NAVA:

Total tax:

2018 Annual bill 

$133.11

$83.34

216.45

0.00

$216.45

Legal description

COM SE COR SEC W 3541.64 FT N 2048.36 FT POB N 10 DEG 05 MIN 28 SEC E 240.91 FT N 86 DEG 10 MIN 59 SEC E 

165.24 FT S 04 DEG 25 MIN 58 SEC W 66.89 FT S 80 DEG 03 MIN 43 SEC E 60.38 FT S 02 DEG 00 MIN 35 SEC W 

201.32 FT N 83 SEC 14 MIN 26 SEC W 256.07 FT POB OR 3946/1377 

Location



Book, page, item:

Geo number:

Range:

Township:

Section:

Neighborhood:

Use code:

Total acres:

3946-1377-

20-08-19-05855005000

19

08

20

233300.51

00000

1.320

© 1997–2019, Grant Street Group. All rights reserved.  Help - Contact us - Terms of service - Tax Collector home
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Rezoning Application  
 Justification Report 

 

 
 

Project Request: A proposed rezoning from Industrial, Light and 
Warehousing (ILW), Commercial, Intesnsive (CI) and 
Alachua County Manufacturing and Processing Industrial 
(MP) to Corporate Park (CP). 

 
Location:                 Parcel Numbers 05962-002-000, 05855-005-000 & a portion                                         
                                              of 05855-004-000. 
 
Prepared By:           eda engineers-surveyors-planners, inc. 
 

        Agents for:              The Laser Investment Group, LLC 
 

                  Date:                 November 29, 2018 (revised January 7, 2019) 
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Background / Statement of Proposed Change 
 
The subject property constitutes approximately 82.3 acres on three tax parcels located to the 
north of US Hwy 441, west of Phoenix Commercial Park, south of the CSX railway and east of 
Lindsay Precast (see exhibit below).   
 

 
 
The proposal includes tax parcels 05962-002-000, 05855-005-000 and a portion of 05855-004-
000, which are located within Section 20, Township 8, Range 19.  The proposed zoning change 
area is approximately 82.3 acres in size and is owned by The Laser Investment Group, LLC.  The 
property owner wishes to expand upon the proposed San Felasco Tech City project, which has 
already received Development Plan approval by the City of Alachua for Phase 1.  The proposed 
zoning change will provide a unified/singular land use designation for the entire property which 
will facilitate this key economic development project in the City of Alachua.     
 
Specifically, the proposed zoning change from CI, ILW & Alachua County MP to Corporate Park 
is proposed.  The following exhibits illustrates the existing and proposed zoning designations on 
the subject property.  This will allow for the property to be developed with a mix of commercial, 
office, and light industrial uses in a corporate park setting which is consistent with the City’s vision 
for economic development along the US 441 Corporate Corridor.   
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Proposed Zoning Designation -    Corporate Park (CP) 
 
As stated in City of Alachua Land Development Code, the Corporate Park zoning district is defined 
as follows: 
 
Sec. 3.5. - Business districts.  
 
3.5.2  Business district specific purposes.  
 

 (F)  CP, Corporate Park District.  
 

(1)  The CP District is established and intended to accommodate a range of research 
and development, technology and life sciences/biotechnology industries, office, 
supporting retail, and limited residential uses.  By allowing a range of permitted uses, 
the CP District is intended to accommodate the development of "flex space" 
arrangements. Flex space allows a developer to establish different combinations of 
uses on a site over time.  

 
 
Comprehensive Plan Consistency 
 
This zoning change application as a whole, along with the following summary of the applicable 
elements, demonstrates that the application is internally consistent with the City of Alachua 
Comprehensive Plan.   
 
The following Goals, Objectives and Policies are also applicable to the proposed zoning change 
application: 
 
Future Land Use Element: 
 
Consistency: As illustrated throughout this report, the proposed zoning change 
application is consistent with the G.O.P.’s included within the Future Land Use Element 
and the Future Land Use Map.   
 
Goal 1:  Future Land Use Map:  The City of Alachua shall maintain a Future Land Use Map in 
order to effectively guide development in a sustainable manner and to ensure economic prosperity 
and stability while maintaining a high quality of life for all of its present and future citizens. 
 
Consistency: The intent of this application is to demonstrate that the proposed zoning 
change is compatible with the surrounding area, consistent with the City of Alachua land 
use patterns and surrounding Comprehensive Plan Future Land Use Map designations, 
can be served by adequate facilities and will not negatively affect the existing level of 
service for public facilities.  The development of this property will also support local 
economic prosperity.  This application addresses each of these issues and therefore 
demonstrates consistency with Goal 1 of the Future Land Use Element.   
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Objective 1.4: Corporate Park 
 
The City of Alachua shall establish one mixed use district: Corporate Park. This district shall 
provide a range of research and development, technology and biotechnology industries, office, 
supporting retail, and limited residential uses located near major transportation corridors. The 
Corporate Park category is intended to: 
 

(1) provide appropriate locations for mixed use office-oriented development 
to promote and foster the growth of established industries within the City, 
including but not limited to research and development and technology and 
biotechnology, with provisions for a variety of residential uses at a low to medium 
density; and,  
(2) provide a variety of employment opportunities to the citizens of Alachua 
and the North Central Florida Region. 

 
Consistency:  There is currently very little land with the Corporate Park zoning 
designation.  The addition of this land with the proposed Corporate Park designation will 
encourage economic development activity of the right type (mixed use, employment) and 
the right location (along the US Hwy 441 corridor).  The Corporate Park designation 
provides more flexibility in design and uses than most standard zoning designations and 
is therefore a productive tool that should be used by the City to produce positive growth.   
 
Policy 1.4.a: The Corporate Park land use category may include office/business parks, 
biotechnology and other technologies, business incubators, a limited amount of retail sales and 
services, single-family and multi-family residential, building industry uses, and accessory 
storage facilities (including outdoor storage yards) either as allowed uses or with a special 
exception permit. Such uses shall be developed in a manner compatible 
with surrounding land uses, and to minimize potential nuisances or damage to the environment. 
 
Policy 1.4.b Development within the Corporate Park land use category should be 
designed in a campus-like or “corporate park” setting with generous, linked open space to 
maximize value and to promote visual quality and compatibility with the surrounding area. 
Pedestrian-friendly features, such as buildings placed near the street, sidewalks, and trails 
leading to nearby uses, such as retail and housing, is encouraged. 
 
Consistency:  The proposed San Felasco Tech City development will utilize most of the 
uses indicated above and through a unified campus-like development, which will set the 
standard for mixed use development in the City.  
 
Policy 1.4.d: Development within the Corporate Park land use category that consists of greater 
than 100 acres of contiguous land may provide clustered residential development. Residential 
uses within the Corporate Park land use category shall be limited to a gross density of 0.5 
dwelling units per gross acre. Clustered residential development must be developed consistent 
with the specific criteria identified within the Land Development Regulations for clustered 
residential development in the Corporate Park zoning district. 
 
Consistency:  This application does not include 100 acres, as required for residential 
development. 
 
Policy 1.4.e: Corporate Park uses shall be located and designed in such a manner as to 
prevent undesirable impacts to adjacent properties. 
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1. The Corporate Park land use category may include material distribution facilities and 
manufacturing facilities subject to the following standards and maximums: 
Type of Use Manufacturing 

Area/Storage 
Size of Building Building Area 

Coverage 
 

Regional 
Warehouse 

None permitted  
 

100,000 sq.ft 50% 

Manufacturing / 
Assembly 

75% of total area  
 

100,000 sq.ft 40% 

CIT 
2. The Corporate Park land use category may include flex facilities subject to 
the following standards and maximums: 
 
Type of Flex Building Size Manufacturing Warehousing 

 
Building 
Area 
Coverage 
 

Research and 
Development 

150,000 sq.ft. 
 

75% of total 
area (may 
include labs 
and offices) 
 

75% of total 
area 

50% 
 

Office 
Showroom 

150,000 sq.ft. None permitted 
 

60% 
warehousing / 
20% retail 
showroom 
 

50% 
 

Multitenant 120,000 sq.ft. None permitted 60% retail / 
40% 
warehousing 

50% 
 

 
Consistency:  Proposed development plans will comply with building size, building 
coverage, and use requirements. 
 
Policy 1.4.f: The City shall develop performance standards for Corporate Park uses in order 
to address the following: 

1. Integration of vehicular and non-vehicular access into the site and access 
management features of site in terms of driveway cuts and cross access 
between adjacent sites, including use of frontage roads and/or shared access; 
2. Buffering from adjacent existing/potential uses and use of landscaping to 
create an integrated design; 
3. Open space provisions and balance of proportion between gross floor area 
and site size; 
4. Adequacy of pervious surface area in terms of drainage requirements; 
5. Placement of signage; 
6. Adequacy of site lighting and potential impacts of lighting upon the surrounding area. 
Lighting should be designed to minimize impacts and preserve the ambiance and quality 
of the nighttime sky by reducing light trespass and light pollution on adjacent properties 
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by utilizing lighting at an appropriate intensity, direction and times to ensure light is not 
overused or impacting areas where it is not intended; 
7. Safety of on-site circulation patterns (patron, employee, and delivery vehicles), 
including parking layout and drive aisles, and points of conflict; 
8. Landscaping, as it relates to the requirements of the Comprehensive Plan 
and Land Development Regulations; 
9. Unique site features and resources which may constrain site development, such as 
soils, existing vegetation and historic significance; 
10. Performance based zoning requirements, which may serve as a substitute for or 
accompany land development regulations in attaining acceptable site design. 
11. Commercial uses shall be limited to an intensity of less than or equal to .50 floor 
area ratio for parcels 10 acres or greater, .50 floor area ratio for parcels less than 10 
acres but 5 acres or greater, a .75 floor area ratio for parcels less than 5 acres but 
greater than 1 acre, and 1.0 floor area ratio for parcels 1 acre or less. 
12. Clustering of residential uses. 
 

Consistency:  The proposed San Felasco Tech City development is proposed on the 
subject property and will adhere to the CP design standards indicated above, which 
include protection of natural resources, provision of usable open spaces, and enhanced 
interconnectivity and pedestrian amenities. 
 
Goal 2:   Innovative Design Standards:  The City shall utilize innovative design standards to 
discourage urban sprawl, provide aesthetic standards, promote open space and preserve rural 
character. 
 
Consistency:  Any future development on the subject property as a mixed use corporate 
park shall be consistent with this goal, based on the exiting design standards outlined 
throughout the Code and Comprehensive Plan.  The site shall discourage urban sprawl 
due to its immediate proximity to the urban center of the City and future development 
would employ standards for aesthetics and provision of open space. 
 
Goal 3: Historic, Cultural and Archeological Preservation: The City shall encourage the 
preservation of historic, cultural and archeological resources through the use of preservation 
districts, land acquisition, and partnerships with local, state and federal protection agencies. 
 
Consistency: The area of the site designated a cemetery will be avoided and protected in 
future development plans. 
 
Goal 4: Infill and Redevelopment Standards:  The City of Alachua shall encourage 

new development and redevelopment to occur within developed areas, 
such as the Community Redevelopment Area (known as the Downtown 
Redevelopment Area) and the Central City Area, to utilize vacant and 
abandoned properties, prevent blight, and make the best use of available 
resources. 

 
Objective 4.1 Infill development:  Infill development shall be encouraged in order to 

protect the unique character of existing neighborhoods and commercial 
developments, provide for a safe urban environment, increase densities in 
a manner compatible with existing uses, provide open spaces, and restore 
or maintain economic vitality and cultural diversity. 
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Consistency:  Future development on this site as a mixed use, corporate park is infill in 
nature based on the existing development patterns in the immediate area as indicated on 
the existing City of Alachua future land use and zoning maps.  The property is located in 
the urban area of the City with utilities available to serve the site.     
 
Objective 5.2  Availability of facilities and services:  All new development shall be planned and 
constructed concurrently with the availability of facilities and services necessary for the 
development.  
 
Policy 5.2.1 All new development shall meet level of service requirements for roadways, 
potable water and sanitary sewer, stormwater, solid waste and improved recreation in accordance 
with LOS standards adopted in the elements addressing these facilities.   
 
Consistency: As described in the ‘Public Facilities Analysis’ portion of this application, 
adequate facilities (location and capacity) are currently available to serve the site, thus 
demonstrating compliance with this policy.  
 
Housing Element 
 
GOAL 1: To facilitate the provision of safe, sanitary, healthy and affordable, quality housing for 
all present and future City residents, while preserving and enhancing the community’s physical 
and social fabric, and cultural diversity, and while protecting the interests of special needs 
groups, and very low and low, and moderate-income households.  
 
 
Transportation Element: 
 
Consistency:  The proposed zoning change and the subsequent list of potential allowable 
uses and density will not result in an increase in traffic impacts (based on land use 
maximum development scenarios between existing and proposed designations) and will 
not exceed acceptable Level of Service standards and are consistent with the provisions 
outlined in this element.  
 
 
Community Facilities and Natural Groundwater Aquifer Recharge Element: 
 
Consistency:  Consistency with this element is demonstrated in the ‘Public Facilities 
Analysis’ and the ‘Suitability Analysis’ sections of the report, which includes consistency 
with the following key provisions: 
 
Goal 1:   Plan for and provide adequate, high quality and economical wastewater service while 
protecting the environment, especially groundwater resources. 
 
Objective 1.2 Wastewater service will be made available to new development in a manner to 
promote compact urban growth, promoting development where wastewater service is available, 
and discouraging urban sprawl. 
 
Goal 2:  The City of Alachua will provide for solid waste disposal service in a sanitary, economic, 
and environmentally safe manner. 
 



January 7, 2019 
Page 9  

Goal 3:  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. 
 
Goal 4:  Provide an adequate supply of high quality potable water to customers throughout the 
service area. 
 
Objective 4.1 Achieve and maintain acceptable levels of service for potable water quality and 
quality. 
 
Conservation & Open Space Element: 
 
Consistency:  The proposed zoning change is consistent with this element.  Specifically, 
the application is consistent with each of the following objectives listed within the element: 
  
Objective 1.1:  Conservation Designations 
 
Consistency:  There are areas that have been mapped as wetlands and as such, shall be 
protected from development and placed into a conservation status as part of future 
development.   
 
Objective 1.2:  Native Communities and Ecosystems 
 
Objective 1.3:  Listed Species 
 
Consistency:  There are FNAI Priority areas shown on the property. This area contains 
habitat identified as potentially important for native communities and ecosystems by the 
Florida Natural Areas Inventory (“FNAI”). If a regulated plant or animal species is 
identified during the development process, the applicant must adhere to the applicable 
standards in the City of Alachua Comprehensive Plan and the Land Development 
Regulations.  
 
An environmental assessment has been completed by Environmental Research 
Corporation and is included with this submittal. The assessment includes the final 
statement “From review of the published GIS databases and based on the results of the 
site-specific field survey, there are NO aboveground site-specific issues that would 
preclude development of the Project Site as proposed in the Site Plan provided as Figure 
17. Because gopher tortoise burrows are present, a 100% burrow survey will be required 
prior to development of the site.” 
 
Objective 1.4:  Air Quality 
 
Consistency:  The subject property is proposed as a corporate park style development (no 
heavy industrial activities) and as such will not create any detriment to the air quality.   
 
Objective 1.5:  Soils 
 
Consistency:  As described in the ‘Suitability Analysis’ section of this application, soil 
conditions do not pose any impediments to development due to existing site conditions. 
 
Objective 1.6:  Mineral Resources 
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Consistency:  There are no known mineral resources within the subject property.  
 
Objective 1.7:  Geological Resources 
 
Consistency:  There are no known geological resources within the subject property.   
 
Objective 1.8:  Hazardous Materials 
 
Consistency:  There shall be no hazardous materials within the subject property. 
 
Objective 1.9:  Agriculture and Silviculture 
 
Consistency:  There are no active agriculture and silvicultural operations within the 
subject property.  
 
Objective 1.10:  Wetlands 
 
Consistency:  According to field research, there are wetlands located on portions of the 
subject property.  All wetlands that are identified on the subject property at the time of site 
development will be specifically mapped and will be protected by the applicable protection 
standards of the City of Alachua Comprehensive Plan and Land Development Regulations 
(LDR).   
 
Objective 1.11:  Open and Green Space 
 
Consistency:  The required open and green space requirements shall be met upon 
development of the site. 
 
Objective 1.12:  Water Resources 
 
Consistency:  Future development/redevelopment on the subject property shall be 
connected to centralized water and sewer facilities and therefore, should not negatively 
affect the quality of local water resources.   
 
Intergovernmental Coordination Element: 
  
Consistency:  The subject property is located within the City of Alachua and its jurisdiction 
and no change in the jurisdiction line is proposed.  Therefore, no impact to the lands within 
the County’s jurisdiction is proposed.   
 
Capital Improvements Element: 
 
Consistency:  Public facilities are available to serve the project site and are currently 
operating within the acceptable level of service standards outlined within the 
Comprehensive Plan.  However, during any future development plan review process, it 
must be demonstrated that any necessary required capital improvements agreed upon by 
the City and developer shall be provided.   
 
 
Compliance with LDC Section 3.5.2(F)(2) 



January 7, 2019 
Page 11  

(2) Clustered residential development criteria. Development within the Corporate Park zoning 

district that consists of greater than 100 acres of contiguous land may provide clustered residential 

development. The amount of residential development available on any property zoned Corporate 

Park is further limited by subsections (a) and (b) below and as set forth in Table 5.1-3.  

(a) Clustered residential development:  

(i) Consist of at least 60 percent of the total allowed residential units within the contiguous 

area zoned Corporate Park.  

(ii) Must be developed at a net density of six to 12 dwelling units per acre.  

(b) For purposes of calculating available residential density, the maximum number of dwelling units 

permitted in a contiguous area shall be determined by the acreage contained in the property in 

common ownership as of the effective date of the ordinance adopting the rezoning to Corporate 

Park.  

 
Consistency: This application does not include 100 acres, as required for residential 
development.  
 
 
Compliance with Standards for Site Specific Amendments to the Official Zoning Atlas 

The analysis below indicates how this rezoning application complies with the Standards for Site 
Specific Amendments to the Official Zoning Atlas.  Responses to each requirement are shown in 
bold. 

2.4.2(E) Standards for Site Specific Amendments to Official Zoning Atlas 

(1)  Competent Substantial Evidence Provided 

The applicant has provided competent substantial evidence that is made part of the record of the 
hearing that: 

(a) Consistent with Comprehensive Plan 

Consistency:  The rezoning application is consistent with the Comprehensive Plan as 
indicated in the Comprehensive Plan Consistency section of this report.   The proposed 
rezoning is consistent with the permitted density prescribed in the underlying Corporate 
Park Future Land Use Designation.  

(b) Consistent with Ordinances 

Consistency:  As demonstrated in this application, the rezoning request is consistent with 
the all applicable City Land Development Regulations and the Comprehensive Plan.   

If the property is rezoned to CP, the owner will comply with the list of allowable uses as 
outlined in Article 4 of the Land Development Code.  In addition, any future development 
of the subject property shall comply with all the applicable development standards 
(parking, landscaping, open space, lighting, etc.) as outlined in Article 6 of the Land 
Development Code.    
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(c) Logical Development Pattern 

Consistency:  The rezoning request will create a logical development pattern.  It will allow 
the for development of the property at a density & intensity rate appropriate for the 
utilization of available urban services area within the City.  This supports a logical infill 
pattern, which is urbanized in nature.  In addition, the subject property has centralized 
public utilities presently serving the site.  The proposed zoning will thus be a logical 
extension of this current development pattern. 

(d) Pre-Mature Development 

Consistency:  This rezoning request will not result in a pre-mature development pattern.  
The property is presently surrounded by existing development on the west and east sides, 
abutting US 441 and is located in the urbanized area of Alachua.  This request will allow 
for an infill development on the property. 

(e) Incompatible with Adjacent Lands 

Consistency:  This zoning change request will not result in any incompatibility with 
adjacent lands as the allowable uses (per zoning) and adjacent uses are primarily non-
residential in nature.  

Compatibility with adjacent land uses is a key factor when considering a proposed rezoning 
application.  The following list of adjacent uses and accompanying map below illustrates the 
existing land uses districts for the surrounding properties: 
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The existing land uses of the subject property and adjacent properties are as follows: 
 
North:      Undeveloped Land 
East:     Industrial (Phoenix Commercial Park) 
West:     Industrial (Multiple) 
South:     Single Family & Undeveloped Commercial 
 
The subject property will be developed in a complementary manner to the mix of non-residential 
and residential development pattern in the area.  Due to the existing urban development pattern 
in the area, the development of this property is infill in nature and is compatible to the adjacent 
development.  
 
In addition, the zoning change request will create a logical development pattern.  It will allow the 
for development of the property with a mix of non-residential uses clustered within the core of the 
urban services area within the City.  This supports a logical infill pattern.  In addition, the subject 
property has centralized public utilities presently available to serve the site.  The proposed zoning 
change will thus be a logical extension of this current development pattern along the US 441 
corridor. 
 
(f) Adverse Effect on Local Character 

Consistency:  The proposed rezoning will not result in an adverse effect on the local 
character of the area.   The subject property is located in the urbanized area of the City in 
an area that is urbanizing in character and has for a long period of time had urban land use 
designations.  The rezoning will still promote development at a density & intensity that is 
consistent with the existing underlying Future Land Use designation of Corporate Park.   

(g) Not Deviate from Pattern of Development 

Consistency:  The proposed rezoning is consistent with existing urbanizing land use 
pattern in the area and the densities allowed in the underlying Future Land Use 
Designation.   

(h) Encourage Sprawl 

Consistency:  The subject property is located in the urbanized area of the City of Alachua.  
This rezoning will promote infill (not sprawl) due to its location on a developed property in 
the urban service area of the City. The following Urban Sprawl Analysis indicates that the 
rezoning should not be seen as encouraging sprawl because it achieves four criteria 
indicating that it discourages urban sprawl. 

Urban Sprawl Indicators 
                                                                                                             
This land use change application has been analyzed to determine whether the rezoning 
incorporates a development pattern or urban form that achieves four of the following criteria 
indicating that it discourages urban sprawl. 
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1. Directs or locates economic growth and associated land development to geographic areas 
of the community in a manner that does not have an adverse impact on and protects 
natural resources and ecosystems. 

 
Consistency: This proposed land use change is in a geographic area that is primarily 
developed in the City of Alachua.  The property is located in the urban core and is in an 
area with a majority of surrounding properties already developed.  In addition, the property 
that is under consideration will protect from development any regulated natural resources 
(wetlands) on site. 

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

services. 
 

Consistency: The subject property is abutting existing developed properties to the east 
and west that are currently served by existing public and/or centralized utilities.  
Connection to this public infrastructure is feasible and would be required. 

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

prime farmlands and soils. 
 

Consistency: The subject property does not contain any active agricultural or 
silviculture areas and thus preserves those areas and activities. 

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

nonresidential needs of an area. 
 

Consistency:  The proposal will allow the development of the site as a mixed use property 
providing a mix of employment opportunities for city residents within the same property, 
thus supporting the balance of commercial and industrial non-residential demands.  In 
addition, any future redevelopment on this property would be considered infill in nature. 
 
(i) Spot Zoning 

Consistency:  The proposed rezoning will not create spot zoning for two primary reasons.  
First, the proposed zoning requests a change from non-residential zoning districts to 
another.  Second, the proposed rezoning is consistent with the density and intensity in the 
underlying Future Land Use designation of Corporate Park, which applies to the subject 
property. 

(j) Public Facilities 

Consistency:  As demonstrated in the Public Facilities Analysis section of this report, 
adequate facilities exist to serve the site and any development of the property will not 
create a negative impact on these facilities.   There are existing public facilities and 
services available to serve the property, which primarily is an existing developed site 
served by utilities.   

(k) No Adverse Effect on the Environment 
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Consistency:  As demonstrated in the Suitability Analysis section of this report (see 
below), there is ample area for development and the on-site environmental resources 
located on the site will be protected from development and as such, no adverse effect on 
the environment due to this rezoning. 
 
 
 
Public Facilities Analysis (Concurrency Impact Analysis) 
 
A zoning change can often result in changes in overall impacts on public facilities.  The following 
tables analyze the change in public facilities impacts based on the zoning category.   
 
In accordance with LDR Article 2, Section 2.4.14(H) and Comprehensive Plan Future Land Use 
Element Policy 5.2.1, 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 the maximum 
development scenario, any proposed development allowed in the proposed Corporate Park 
zoning designation will operate within the level of service standards outlined in the Code.    
 
Impacts on Public Facilities that result from the proposed zoning change are based on the 
following proposed development scenario: 
 
Proposed Max. Development Scenario 
 

• Corporate Park: 82.3 ac. x 0.5 FAR = 1,792,494 SF             
 
Totals:  89,625 SF Commercial (Assume 5%) 
             806,622 SF Office (Assume 45%) 
             896,247 SF Light Industrial (Assume 50%) 
 

 
 
Traffic: 
 
Trip Generation 

Land Use Units Daily PM Peak 

(ITE) ksf Rate Trips Rate Trips 

Proposed rezoning development scenario 

Shopping Center (ITE 130) 90 37.75 3,398 4.21 379 

Office (ITE 710) 807 9.74 7,860 1.15 928 

General Light Industrial (ITE 110) 896 4.96 4,444 0.83 744 

      

Total   15,702  2,051 
Source: ITE Trip Generation 10th Edition 
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Trip Distribution* 
 

Trip Distribution Segment ADT PM Peak 

100% US Hwy 441 (106, 3/4) 15,702 2,051 

60% US Hwy 441 (106, 6) 9,421 1,231 

24% US Hwy 441 (107/1407, 5) 3,768 492 

8% SR 235 (108,8) 1,256 164 

8% SR 235 (109/4109, 9) 1,256 164 
*Segments with impacts that exceed 5% MSV 
 
 
Level of Service Analysis / Affected Roadway Segments (ADT) 

Traffic System Category US 441, 
Segment 3/4 

US 441, 
Segment 6 

US 441, 
Segment 5 

SR 235, 
Segment 8 

SR 235, 
Segment 9 

Maximum Service Volume 45,700 45,700 39,000 14,400 14,400 

Existing Traffic and 
Reserved Trips 

20,004 18,602 29,118 10,305 7,537 

Project Trips (Net ADT) 15,702 9,421 3,768 1,256 1,256 

Available Capacity 9,994 17,677 6,114 2,839 5,607 

Note:  Segment numbers and traffic data from COA Table 2 Concurrency Report and subsequent 
updates up to October 2018 
 
 
Level of Service Analysis / Affected Roadway Segments (PM PEAK) 

Traffic System Category US 441, 
Segment 3/4 

US 441, 
Segment 6 

US 441, 
Segment 5 

SR 235, 
Segment 8 

SR 235, 
Segment 9 

Maximum Service Volume 4,110 4,110 3,510 1,290 1,290 

Existing Traffic and 
Reserved Trips 

1,964 1,767 2,769 979 718 

Project Trips (Net PM 
Peak) 

2,051 1,231 492 164 164 

Available Capacity 154 1,112 249 147 408 

Note:  Segment numbers and traffic data from COA Table 2 Concurrency Report and subsequent 
updates up to October 2018 

 
The tables above indicate that the existing transportation network and the affected road segments 
provide sufficient available capacity to serve future development activity (net impacts) on the 
project site.   
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Sanitary Sewer: 
 
Goal 1:   Plan for and provide adequate, high quality and economical wastewater service while 
protecting the environment, especially groundwater resources. 
 
Objective 1.2 Wastewater service will be made available to new development in a manner to 
promote compact urban growth, promoting development where wastewater service is available, 
and discouraging urban sprawl. 
 
Maximum Development Scenario Project Impact:  As shown in the following table, based on 
generic non-residential calculations using a maximum development scenario, 1,792,494 SF of 
non-residential may occur 15 GPD / 100 SF x 1,792,494 SF = 268,874 GPD).  Adequate capacity 
is available to support this development, as demonstrated below: 
 
Sanitary Sewer Impact per Net Change 
Sanitary Sewer Impact    268,874 GPD 

Per City of Alachua Comprehensive Plan CFNGR Policy 1.1.d (250 GPD/Unit) 

Sanitary Sewer Impacts 
System Category GPD 

Treatment Plan Current Permitted Capacity 1,500,000 

Less Actual Treatment Plant Flows 687,000 

Reserved Capacity 43,889 

Project Demand 268,874 

Residual Capacity 500,237 

Source: 
City of Alachua Public Services Department, October 2018 
        
Potable Water: 
   
Goal 4:  Provide an adequate supply of high quality potable water to customers throughout the 
service area. 
 
Objective 4.1 Achieve and maintain acceptable levels of service for potable water quality and 
quality. 
 
Maximum Development Scenario Project Impact:  As shown in the following table, based on 
generic non-residential calculations using a maximum development scenario, 1,792,494 SF of 
non-residential may occur (15 GPD / 100 SF x 1,792,494 SF = 268,874 GPD).  Adequate capacity 
is available to support this development, as demonstrated below: 
 
Potable Water Impact per Net Change 
Potable Water Impact    268,874 GPD 

Non-Residential: Per 64E-6, F.A.C. (15 gpd / 100 SF x 1,000 SF)      
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Potable Water Impacts 
System Category GPD 

Current Permitted Capacity 2,300,000 

Less Actual Potable Water Flows 1,236,000 

Reserved Capacity2 47,917 

Project Demand 268,874 

Residual Capacity 747,209 

  Source: 
  City of Alachua Public Services Department, October 2018 
      
Solid Waste: 
 
Goal 2:  The City of Alachua will provide for solid waste disposal service in a sanitary, economic, 
and environmentally safe manner. 
 
Maximum Development Scenario Project Impact:  Non-residential uses (based on 1,792,494 SF 
of non-residential equate to (1,792,494 SF / 1,000 SF x 12) x 365 / 2,000 = 3925 tons) The 
following table indicates the increase in solid waste generation, which will not exceed the City’s 
overall Level of Service standards:     
 
Solid Waste Impact per Net Change 
Net Change in Solid Waste Impact     3925 Tons 

 
Stormwater: 
 
Any future development on the subject property will be required to provide on-site stormwater 
management for all proposed impervious areas, designed in compliance with all applicable City 
and Water Management District Standards.  In addition, permitting with the Suwannee River 
Water Management District shall be required prior to any construction activity to ensure 
compliance with all applicable requirements.   
 
 
Compatibility with Adjacent Lands 

Compatibility with adjacent land uses is a key factor when considering a proposed zoning change 
and rezoning application.  The following list of adjacent uses and accompanying map below 
illustrates the existing land uses districts for the surrounding properties: 
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The existing land uses of the subject property and adjacent properties are as follows: 
 
North:      Undeveloped Land 
East:     Industrial (Phoenix Commercial Park) 
West:     Industrial (Multiple) 
South:     Single Family & Undeveloped Commercial 
 
The subject property will be developed in a complementary manner to the mix of non-residential 
and residential development pattern in the area.  Due to the existing urban development pattern 
in the area, the development of this property is infill in nature and is compatible to the adjacent 
development.  
 
In addition, the zoning change request will create a logical development pattern.  It will allow the 
for development of the property with a mix of non-residential uses clustered within the core of the 
urban services area within the City.  This supports a logical infill pattern.  In addition, the subject 
property has centralized public utilities presently available to serve the site.  The proposed zoning 
change will thus be a logical extension of this current development pattern along the US 441 
corridor. 
 
 
Suitability Analysis 
 
The following analysis included in the suitability analysis is provided to address the issue of on-
site natural resources and potential impacts caused by the requested zoning change: 
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Soils: 
 
The following exhibit illustrates the soil types for the subject property and the immediate area: 
 

 

As shown, the parcel has Monteocha Loamy Sand, Tavares Sand, Lochloosa Fine Sand, Fort 
Meade Fine Sand and Millhopper Sand.  According to the Soil Survey of Alachua County Florida, 
these soils range between 0-5 percent slopes and are suitable for development.  The least 
suitable soils are the Monteocha Loamy Sand, which are coincident with the on-site wetland area, 
which will not be developed.  Therefore, soil conditions do not pose any impediments to 
development due to existing site conditions.  
  
Wetlands / Surface Waters / Creeks / 100-year Flood Zone: 
 
There are wetlands and 100-year flood zone areas located on portions of the project site as 
shown below. Parcel 05962-002-000 has a wetland boundary map, flagged by Environmental 
Resource Corporation (below), and a previous site plan for Phoenix Commercial Park is 
included below that shows the wetland line accepted at the time of development. 
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These areas have been specifically analyzed by the land owner and any future development will 
avoid these areas (based on specific field location of the wetlands) and be protected based on 
the regulations prescribed in the City Code and Comprehensive Plan.  The 100-year flood zone 
area located on the project site coincides with the wetland area and will therefore, also be 
protected from development.  
 
Topography: 

The following topographic map illustrates the existing contours on the property.  The developable 
central portion of the property is relatively flat and is suitable for development.  The lower-lying 
areas in the northwest and northeastern portions coincide with the existing on-site wetlands and 
will be therefore, development will avoid these areas.  
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