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Background  
 
The subject property is located at 13218 NW County Road 235 (see Figure 1 below), consisting of 
approximately 6.98 acres.   
 

 
 
 
The tax parcel associated with this request is 03918-003-000 located within Section 22, Township 8, 
Range 18.  The parcel is presently undeveloped and the Future Land Use map and zoning designation 
is Agricultural.   
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Statement of Proposed Change 
 
The property owner requests to amend the future land use map from Agricultural to Industrial on 
approximately 6.98 acres on parcel number 03918-003-000.  Figure 2 below illustrates the existing land 
use designation at the site (Agricultural).   
 
The subject parcel is immediately bounded to the north by a CSX rail line, to the east by the Sandvik 
industrial facility, to the south by County Road 235 and to the west by vacant property.     
 

 
 
 
The City of Alachua Comprehensive Plan generally describes the Industrial future land use designation 
in the following Objective and Policy: 
 
Objective 1.5: Industrial:    The City of Alachua shall establish one industrial district: Industrial. This 
district shall provide a broad range of clean industry, warehousing, research, and technology industries, 
to provide a variety of job opportunities to the citizens of Alachua and the North Central Florida Region.  
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Policy 1.5.a: Industrial:   Industrial uses are generally intense uses that require large land area and 
convenient access to transportation facilities, such as roads, highways, and rail lines. Industrial uses, 
such as warehousing and manufacturing, shall be located and designed in such a manner as to prevent 
unwanted impacts to adjacent properties. 
 
Figure 3 below illustrates the proposed future land use map on the approximately 6.98-acre subject 
parcel.  It is logical to change this parcel to the Industrial land use designation given the existing 
industrial uses to the east (Sandvik), a CSX railway to the north and a county collector road to the 
south.  This is consistent with the development pattern established in the City’s Comprehensive Plan 
Future Land Use Map.  Existing design and performance standards in the City of Alachua Future Land 
Use Element Policy 1.5.d. and Section 6.6.3 of the City of Alachua Land Development Code will ensure 
adequate buffering and design between any adjacent residential uses and the proposed Industrial uses 
on the property. 
 

 
 
As described above, the proposed Industrial land use designation is appropriate for this parcel based 
on the Future Land Use designation of Industrial, the types of surrounding uses (industrial, railroad and 
county collector road) and the subsequent general compatibility with surrounding land use categories 
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Environmental Analysis 

 
The subject property is an undeveloped site.  There are no known or observed environmentally 
sensitive resources on the site, as described below:   
 
Wetlands: 
 
There are no wetlands on the site, as indicated in the National Wetlands Inventory map below: 
 

 
 
 
Strategic Ecosystems: 
 
The property does not include any mapped Strategic Ecosystems on the site, as indicated in the County 
Strategic Ecosystems map below: 
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Soils: 
 
Soils on the site include Fort Meade Fine Sand; 0 to 5 percent slopes and Kendrick Sand; 2-5 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.”  Kendrick Sand, 2-5 percent slopes, is “gently 
sloping, well drained soil is in both small and large areas on the gently rolling upands…the soil has 
only slight limitations as sites for septic tank absorption fields, dwellings, small commercial buildings, 
trench landfills, and local roads and streets.”   
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100-Year Flood Zone / Flood Potential: 
 
The subject parcel is not located within the FEMA 100-year flood zone, as indicated in Figure 8.  
Therefore, no issues related to flood potential are associated with this property.  The parcel is in 
Flood Zone X, outside the 0.2% annual chance of flood hazard. 
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Wellfield Protection Zone: 
 
The subject parcel is not located in a wellfield protection zone. 
 
 
Topography: 
 
Figure 9 illustrates the topography on the subject parcel.  The site elevation has gentle slopes with 
the exception of a low point near the CSX railway.  No issues related to topographic constraints are 
associated with this property.  
 
GIS desktop data indicates a sinkhole may be present near the southeast property corner – further 
evaluation of this area will be completed and provided to the city prior to any development plan 
approval. 
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Comprehensive Plan Consistency 

 
This comprehensive plan amendment application justification report, along with the following summary 
of the applicable elements, demonstrates that the application is consistent with the City of Alachua 
Comprehensive Plan.  The proposed land use change application is consistent with the G.O.P.’s 
included within the Future Land Use Element and the Future Land Use Map, the Transportation 
Element, Community Facilities and Natural Groundwater Recharge Element, Conservation/Open 
Space Element, Intergovernmental Coordination Element, and Capital Improvements Element. 
 
Future Land Use Element: 
 
The following Goals, Objectives and Policies are applicable to the proposed land use change 
application: 
 
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. 
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Consistency: The intent of this application is to bring the subject parcel into City of 
Alachua’ Industrial land use designation, which is consistent with the existing land 
development pattern in the area and thus will appropriately allow for future economic 
development activity on the site.  
 
Objective 1.5 Industrial:  The City of Alachua shall establish one industrial district: Industrial. This 

district shall provide a broad range of clean industry, warehousing, research, and 
technology industries, to provide a variety of job opportunities to the citizens of 
Alachua and the North Central Florida Region. 

  
Consistency:  As described in the Objective listed above, the proposed Industrial land use 
designation is consistent with this Objective.  The City of Alachua provides a set of allowable 
uses in the Industrial land use designation that are compatible with the adjacent land uses and 
the future land use map.  Therefore, it is an appropriate land use designation to permit and 
promote broad range of clean industry, warehousing, research, and technology industries, to 
provide a variety of job opportunities to the citizens of Alachua and the North Central Florida 
Region. 
 
Policy 1.5.a:  Industrial: Industrial uses are generally intense uses that require large land area 

and convenient access to transportation facilities, such as roads, highways, and 
rail lines. Industrial uses, such as warehousing and manufacturing, shall be located 
and designed in such a manner as to prevent unwanted impacts to adjacent 
properties. 

 
Consistency:   The uses in allowed in the proposed Industrial land use designation is 
proposed on a parcel of land in an area that is conveniently served by a county collector 
roadway, a rail line and city centralized utilities.   In addition, performance standards in Policy 
1.5.d for industrial uses will ensure that new development will be compatible with surrounding 
uses. In addition, utility service is available to serve the proposed industrial uses on the site. 
 
Policy 1.5.b: The Industrial land use category may also include industrial service uses, 

office/business parks, biotechnology and other technologies, business incubators, 
self-storage facilities, a limited amount of retail sales and services, traditional 
neighborhood design planned developments, employment center planned 
developments, outdoor storage yard or lots, and construction industry uses either 
as allowed uses or with special exceptions. 

 
Consistency:   Future development on the property will be consistent with the uses listed 
above and therefore will be consistent with the intent of the Industrial future land use category. 
 
Policy 1.5.d The City shall develop performance standards for industrial uses in order to 

address the following: 
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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; 
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 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 features and resources which may constrain site development, such as 
soils, existing vegetation and historic significance; and  

10. Performance based zoning requirements, which may serve as a substitute for or 
accompany land development regulations in attaining acceptable site design. 

11. Industrial 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 by (Note: the word “by” should be “but”) 5 acres or greater, .75 floor area 
ratio for parcels less than 5 acres but greater than 1 acre, and 1.0 floor area ratio 
to parcels 1 acre or less. 

 
Consistency: Any future development on the subject property under the Industrial land 
use designation will comply with these design standards that help ensure that quality designed 
development will occur.  
 
Policy 2.4.a: Landscaping: General – The City shall require landscaping plans to be submitted 

with each nonresidential and multiple family residential site plan. The minimum 
landscaped area shall be 30% of the development site. Landscaping designs shall 
incorporate principles of xeriscaping, where feasible. The City shall develop a list 
of preferred planting materials to assist in the landscape design. Landscape plans 
shall include perimeter and internal site landscaping. 

 
Policy 2.4.b:  Landscaping: Buffering – A buffer consists of horizontal space (land) and vertical 

elements (plants, berms, fences, walls) that physically separate and visually 
screen adjacent land uses. The City shall establish buffer yard requirements that 
are based on the compatibility of the adjacent uses and the desired result of the 
buffer. 
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Consistency: Any future development on the subject property under the Industrial land 
use designation will comply with the landscaping and buffering requirements of the Future Land 
Use Element and Land Development Code.  
 
Policy 2.4.c:             Tree  Protection:    The  City  shall  require  the  preservation  of heritage trees and 

champion trees when possible. Standards shall be set for determining the health 
and safety risks associated with heritage and champion trees both on individual 
residential lots, and existing and proposed developments.  

  
Policy 2.4.d:      Tree  Protection:  The  City  shall  establish  standards  for  the preservation of 

regulated trees. Particular attention shall be given to preserving specimen and 
preferred species of regulated trees, where feasible.  

  
Policy 2.4.e             Tree Protection: Along with establishing standards for tree removal and mitigation, 

the City shall establish a tree banking program to provide flexibility for re-planting 
trees through the mitigation process. Funds within the tree bank may be utilized to 
plant landscaping on city-owned properties, in public parks, and in road rights of 
way, where appropriate. 

 
Consistency:  Any future development on the subject property under the Industrial land 
use designation will comply with the tree protection requirements of the Future Land Use 
Element and Land Development Code. 
 
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 future development on the subject property under the Industrial land 
use designation will comply with the open space requirements of the Future Land Use Element 
and Land Development Code. 
 
Objective 5.1:          Natural features: 
 
Policy 5.1.b:  Soils: The City shall ensure soil protection and intervention measures are included in the 
development review process. 
 
Consistency:  Any future development shall be conducted in a manner that ensures soil 
protection and provides sound engineering practices that work with the existing characteristics 



Land Use Change Justification Report 
City of Alachua, Florida 
March 11, 2020 (Revised April 1, 2020 and April 6, 2020) 

 

 

12 
 

of the site.  As indicated in the Environmental Analysis portion of this report, soils at the site 
include Fort Meade Fine Sand; 0 to 5 percent slopes) and Kendrick Sand (2 to 5 percent slopes).   
These soil types have minimal limitations for urban development.   
 
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 5.2.1 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: Any future development at the site will be required to meet concurrency 
standards as stated in the Comprehensive Plan.  Because this land use change involves a parcel 
with an industrial land use and zoning category, there will be no impacts to Public Schools 
facilities. As described in the ‘Public Facilities Analysis’ portion of this report, adequate 
facilities (capacity) are currently available.  
 
GOAL 9: Water and Wastewater Service: The City will ensure that new development within 

the corporate limits, where potable water and wastewater service are available, as 
defined in Policy 1.2.a and Policy 4.2.a of the Community Facilities and Natural 
Groundwater Aquifer Recharge Element of the Comprehensive Plan, shall connect 
to the City of Alachua’s potable water and wastewater system. 

 
Policy 9.1: Any new development within a Commercial or Industrial Future Land Use Map 

Designation within the corporate limits, where potable water and wastewater service 
are available, as defined in Policy 1.2.a and Policy 4.2.a of the Community Facilities 
and Natural Groundwater Aquifer Recharge Element of the City of Alachua 
Comprehensive Plan, shall connect to the City of Alachua’s potable water and 
wastewater system. 

 
Consistency: Any new development at this site will be required to connect to public potable 

water and wastewater facilities, if available, as indicated above. 
 
Transportation Element: 
 
GOAL 1: Provide for a traffic circulation system, which serves existing and future land uses. 
 
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:  The project site is located on an adjacent collector roadway with adequate 
capacity to serve future on-site development and therefore, the proposed zoning change will 
not result in an increase in traffic impacts that will exceed the adopted Level of Service 
standards consistent with the Transportation Element. 
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Community Facilities and Natural Groundwater Aquifer Recharge Element: 
 
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. 
 
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. 
 
Consistency: Consistency with this element is demonstrated in the ‘Public Facilities 
Analysis’ and the ‘Environmental Analysis’ sections of the report.  New development 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 land use 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 no existing or proposed conservation areas within the subject property.   
 
Objective 1.2:  Native Communities and Ecosystems 
 
Consistency:  Based on available information, no significant native communities and 
ecosystems have been documented on the subject property.   
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Objective 1.3:  Listed Species 
 
Consistency:  Based on available information, no listed species have been documented on the 
subject property.   
 
Objective 1.4:  Air Quality 
 
Consistency:  There are no development proposals associated with this land use change, 
therefore there are no air quality impacts.  Any future development proposal associated with 
this parcel will meet the City’s air quality standards. 
 
Objective 1.5:  Soils 
 
Consistency:  As described in the ‘Environmental Analysis’ section of this application, there are 
two soil types present on this site, both providing minimal limitations to development.  
 
Objective 1.6:  Mineral Resources 
 
Consistency:  There are no known mineral resources within the subject property.  
 
Objective 1.7:  Geological Resources 
 
Consistency:  Based on available information, no geological features have been documented 
on the subject property.  GIS desktop data indicates a sinkhole may be present near the 
southeast property corner – further evaluation of this area will be completed and provided to 
the city prior to any development plan approval. 
 
Objective 1.8:  Hazardous Materials 
 
Consistency:  Based on available information, no hazardous materials have been documented 
on the subject property.  Any hazardous materials stored or used at this site in the future 
would have to be registered and regulated by the Alachua County Hazardous Materials 
Management Code. 
 
Objective 1.9:  Agriculture and Silviculture 
 
Consistency:  There are no agriculture and silvicultural operations within the subject property.  
 
Objective 1.10:  Wetlands 
 
Consistency:  As noted in the Environmental Analysis section of this report, according to the 
National Wetlands Inventory database, no wetlands are located on the project site.  
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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:  As noted in the Environmental Analysis section of this report, according to the 
National Wetlands Inventory database, no regulated water resources are located on the project 
site. 
 
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 
Plan, the Land Development Regulations, and availability of public facilities and 
services necessary to support such development while maintaining the adopted 
level of service standards adopted for public facilities. 

 
Consistency:   No development is proposed as part of this land use change request.  
However, any future development activity on this parcel would require an analysis for 
availability of public facilities consistent with adopted LOS standards and will be subject to 
development review and concurrency analysis at the time of development application.   
 
Public facilities currently are operating within the acceptable level of service standards outlined 
within the Comprehensive Plan (see the “Public Facilities Impact Analysis” below).  However, 
any future development plan applications would be subject to review for required capital 
improvements.  
 
 
Public Facilities Analysis (Concurrency Impact Analysis) 

 
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 maximum development scenarios, any proposed 
development allowed in the proposed Industrial land use designation will operate within the level of 
service standards outlined in the Code.  In addition, since there is no residential component, there is 
no impact on public schools facilities and recreation.   
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The maximum development scenario for the subject parcel is shown in the table below using the floor 
area ratios (FAR) established in Future Land Use Element Policy 1.5.d(11): 
 
Parcel Number Acreage FAR Maximum Developable 

Acreage based on FAR 
Maximum Building Square 
Footage based on FAR 

03918-003-000 6.98 0.5 6.98 152,024 

TOTAL: 6.98 0.5 6.98 152,024 

Maximum Development Scenario Impact:   The maximum trip generation estimate based on the 
proposed Industrial land use designation for the 152,024 building square footage (as calculated above) 
is illustrated in the tables below: 
 
Traffic (using the ITE 10th Edition): 
 
Maximum Development Scenario – Proposed Zoning 

 
ITE CODE 

 

 
UNITS 

 
DESCRIPTION 

 
AVERAGE 

RATE 

 
DAILY TRIPS 

(ADT) 

110 152,024 SF General Light 
Industrial 

4.96 / 1,000 SF 754 

Total Daily Trips (ADT) 754 

 

 
ITE CODE 

 

 
UNITS 

 
DESCRIPTION 

 
RATE 

 
DAILY TRIPS 
(PM PEAK) 

110 152,024 SF General Light 
Industrial 

0.63 / 1,000 SF 96 

Total Daily Trips (PM PEAK HOUR OF ADJACENT STREET 
TRAFFIC) 

96 

 
Affected Roadway Segments 

▪ CR 235 (SCL to CR 241) 
 
Trip Distribution on Affected Roadway Segments 

▪ 100% Distribution on CR 235 (754 ADT, 96 PM Peak) 
 
Level of Service Analysis / Affected Roadway Segments (ADT) 

Traffic System Category 
 

CR 235 

Maximum Service Volume 15,120 

Existing Traffic and Reserved Trips 6,883 

Project Trips (Net ADT) 754 

Available Capacity 7,483 

Note:  Segment numbers and traffic data from COA Table 2 Concurrency Report and subsequent 
updates up to January 2020 
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Level of Service Analysis / Affected Roadway Segments (PM PEAK) 
Traffic System Category 

 
CR 235 

Maximum Service Volume 1,359 

Existing Traffic and Reserved Trips 660 

Project Trips (Net PM Peak) 96 

Available Capacity 603 

Note:  Segment numbers and traffic data from COA Table 2 Concurrency Report and subsequent 
updates up to January 2020 

      
The table above indicates that the existing transportation network and the affected road segments 
provide sufficient available capacity to serve future development activity on the project site.  It should 
be noted that, since this application involves only the change in land use, capacity will not be reserved 
and any future development at the site will have to meet concurrency requirements at the time of 
application, 
                 
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, a net increase of 600 GPD may 
occur.   
 
The 0.5 FAR would allow up to 152,024 square feet of building square footage (see earlier table in the 
Public Facilities Analysis section).  Using Table 6.1-2 in the City of Alachua Land Development Code, 
there is a requirement for 1 loading space for buildings ranging from 5,000 – 24,999 square feet.  
Extrapolating from this, 152,024 square feet / 24,999 = 6.  The resulting requirement would be for 6 
loading bays.  Calculating this for wastewater impact:  6 x 100 GPD = 600 GPD 
 
If wastewater services become available to the site, adequate capacity is available to support this parcel 
in the future, as demonstrated below: 
 
Sanitary Sewer Impact per Net Change 

Sanitary Sewer Impact – Proposed Zoning1    600 GPD 

1. Per 64E-6.008, F.A.C. (Warehouse): 6 x 100 GAL/Loading Bay = 600 GPD 
 

Sanitary Sewer Impacts 
System Category GPD 

Treatment Plan Current Permitted Capacity 1,500,000 
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Less Actual Treatment Plant Flows 729,000 

Reserved Capacity 127,878 

Parcel Demand for Site 600 

Residual Capacity 642,522 

Source: 
City of Alachua Public Services Department, January 2020 
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, a net increase of 600 GPD may 
occur. Adequate capacity is available to support this development, as demonstrated below: 
 
Potable Water Impact per Net Change 

Potable Water Impact – Proposed Zoning1    600 GPD 

1. Per 64E-6.008, F.A.C. (Warehouse): (6 x 100 GAL/Loading Bay = 600 GPD 
               
Potable Water Impacts 

System Category GPD 

Current Permitted Capacity 2,300,000 

Less Actual Potable Water Flows 1,295,603 

Reserved Capacity2 135,767 

Parcel Demand for Site 600 

Residual Capacity 868,030 

  Source: 
  City of Alachua Public Services Department, January 2020 
      
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:  Commercial uses generate approximately 12 
pounds per day of solid waste per 1,000 square feet (Environmental Engineering: A Design 
Approach, Cincero and Cincero, 1996).  As shown in the following table, based on generic non-
residential calculations, additional waste will be generated as a result of this future land use change, 
but adequate capacity is available to support development and will be demonstrated at the time of 
development plan approval. 
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Solid Waste Impact per Net Decrease 

Solid Waste Impact – Proposed Zoning1    333 Tons 

1. Formula*: ((12 lbs per 1,000 SF/day x 152,024 SF) x 365 days/year) / 2,000 = 333 Tons/Year 
*Source: Environmental Engineering: A Design Approach, Cincero and Cincero, 1996        

 
Recreation: 
 
No impact on recreation facilities because there is no residential component. 
 
Drainage: 
 
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. 
 
Consistency:  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 
development on this site will be required to meet these standards and the Suwannee River 
Water Management District (SRWMD) requirements at the time of final development approval. 
 

Compatibility  

Compatibility with adjacent land uses is a key factor when considering a proposed land use change 

application. This land use change request will not result in any incompatibility with adjacent lands.  The 

following list of adjacent uses and accompanying map (Figure 10) illustrate the existing uses for the 

surrounding properties: 

The existing uses and zoning districts of the adjacent properties are as follows: 
 
North:     CSX Railway / Residential / Agricultural  
     Agricultural Zoning  
 
East:     Sandvik Industrial   
               IG Industrial Zoning  
 
West:     Interstate 75 / Vacant Land    
               Agricultural Zoning 
 
South: County Road 235 / Residential   
 RSF-3, PD & Agricultural Zoning 
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The subject parcel is abutting existing industrial development to the east.  The CSX Railroad ROW is 

also located on the north side, and a county collector road to the south.   

The City of Alachua Land Development Code contains compatibility standards for non-residential 
development when located adjacent to residential development.  Section 6.6.3, shown below addresses 
residential protection standards when a non-residential developed is located within 500 feet of any 
residential district.  These standards would apply to future development of the subject property. 
 
6.6.3 Residential protection standards. 

(A) General conditions. As a condition of the approval of any nonresidential development 

located within 500 feet of any residential district or adjacent to an existing residential single-

family or two-family development, conditions may be imposed to reduce or minimize any 

potential adverse impacts on the residential land or development. Such conditions may include 

but are not limited to the following: 
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(1) Hours of operation and deliveries. Hours of operation and deliveries. 

(2) Activities that generate potential adverse impacts. Location on a site of activities that 

generate potential adverse impacts on adjacent uses such as noise and glare. 

(3) Placement of trash receptacles. Placement of trash receptacles. 

(4) Loading and delivery area. Location of loading and delivery areas. 

(5) Lighting. Lighting location, intensity, and hours of illumination. 

(6) Placement of outdoor machines and activities. Placement and illumination of outdoor 

vending machines, telephones, or similar outdoor services and activities. 

(7) Additional landscaping and buffering to mitigate adverse impacts. Additional 

landscaping and buffering to mitigate adverse impacts. 

(8) Height restrictions. Height restrictions to preserve light and privacy and views of 

significant features from public property and rights-of-way. 

(9) Preservation of natural lighting and solar access. Preservation of natural lighting and 

solar access. 

(10) Ventilation and control of odors and fumes. Ventilation and control of odors and 

fumes. 

(11) Paving and parking areas. Paving to control dust. 

(12) Placement or configuration of site design. Placement or configuration of site design. 

(B) Height and setbacks. Any nonresidential structure located in any nonresidential district and 
within 100 feet of a property boundary of a residential district or adjacent to a single-family or 
two-family dwelling shall be set back from the boundary of the residential district property 
boundary or residential development a minimum distance equal to the height of the 
nonresidential structure. 

 
Consistency with Land Development Code  

Section 2.2.4 (E) (1) of the Land Development Code provides Standards for site-specific amendments 

to the Official Zoning Atlas, which are largely applicable to land use map changes as well.  Consistency 

with these requirements is described below. 

(a) Consistent with Comprehensive Plan.  

Consistency:  The proposed land use change is consistent with the Comprehensive Plan as 

outlined in the ‘Comprehensive Plan Consistency’ section of this report. 

(b) Consistent with ordinances.  

Consistency:  The proposed land use change is consistent with all applicable City ordinances.  

Any future development activity or use of the land shall comply with the City’s Land 

Development Code and Code of Ordinances.  
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(c) Logical development pattern.   

Consistency:   The land use change will create a logical development pattern that meshes future 

development potential with the existing land use map and existing development. There is 

existing development to the east and south of the project site, there is urban land use 

designations to the east, south and west and there are public utilities serving the site.  Further 

development based on the development pattern in place creates a logical development pattern.  

(d) Premature development.  

Consistency:  The land use change will not allow premature development on the site.  As stated, 

there is existing development to the east and south of the project site, there is urban land use 

designations to the east, south and west and there are public utilities serving the site.  

Development that is infill in nature that utilized public utilities are not premature in nature.  

(e) Incompatible with adjacent lands. 

Consistency:  The land use change will not be incompatible with adjacent lands.  As stated, 

there is existing development to the east and south of the project site, there is urban land use 

designations to the east, south and west and there are public utilities serving the site.  

Development consistent with this pattern will not be incompatible. 

(f) Adverse Effect on Local Character 

Consistency:  The proposed land use change will not result in an adverse effect on the local 

character of the area.   Several parcels in the immediate area currently have industrial and 

commercial designations.  In addition, the property is located along the CSX Railroad ROW. The 

proposed industrial land use is compatible with the existing development in the area. 

(g) Not Deviate from Pattern of Development 

Consistency:  The proposed land use change is consistent with the existing pattern of 

development in the area.  There is currently a mix of non-residential and residential land uses.   

(h) Encourage Sprawl 

Consistency:  The subject property is located in the urbanized area of the City of Alachua.  This 

land use change should be considered infill (not sprawl) due to its location in the urbanized 

area and due to the fact that there is existing development in multiple directions.   

The following Urban Sprawl Analysis indicates that the land use change should not be seen as 

encouraging sprawl because it achieves four criteria indicating that it discourages urban 

sprawl. 
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Urban Sprawl Indicators 
   
Section 163.3177, Florida Statutes, requires that any amendment to the Future Land Use Element to 
discourage the proliferation of urban sprawl. Section 163.3177(6)(a)9.a., Florida Statutes, identifies 13 
primary urban sprawl indicators and states that, “[t]he evaluation of the presence of these indicators 
shall consist of an analysis of the plan or plan amendment within the context of features and 
characteristics unique to each locality…” 
 
An evaluation of each primary indicator is provided below.  
 
(I) Promotes, allows, or designates for development substantial areas of the jurisdiction to develop as 
low-intensity, low-density, or single-use development or uses.  
 
Consistency: The subject property is proposed for industrial development, but is located in a 
sector of the City that has a mix of residential and non-residential uses which promotes a 
variety of development types.  
 
(II) 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.  
 
Consistency: The subject property is located along a county collector road and along an 
active railway with industrial and commercial land uses on two sides, which is suitable for 
development and is not rural in character.   
 
(III) Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon patterns 
generally emanating from existing urban developments.  
 
Consistency: The subject property, when developed, will not create a radial, strip, isolated or 
ribbon pattern based on its proximity to existing development and a county collector roadway. 
 
(IV) 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.  
 
Consistency: GIS data available from Alachua County appears to indicate that there are no 
sensitive/regulated natural resources on the project site.  
 
(V) Fails to adequately protect adjacent agricultural areas and activities, including silviculture, active 
agricultural and silvicultural activities, passive agricultural activities, and dormant, unique, and prime 
farmlands and soils.  
 
Consistency: The subject property is undeveloped but is not presently being utilized for 
agricultural uses.   
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(VI) Fails to maximize use of existing public facilities and services.  
 
Consistency: The subject property, when developed, will maximize use of the existing public 
facilities and services which are in place to serve the site.   The subject property will be 
located within the City’s potable water and wastewater service area, and will be required to 
connect to those systems.  
 
(VII) Fails to maximize use of future public facilities and services.  
 
Consistency: The proposed land use change will allow industrial development that will allow 
for the timely and efficient use of the land as there are currently public facilities available to 
serve the site.  All available public facilities will be utilized on the property. 
 
(VIII) 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, education, health care, fire and 
emergency response, and general government.  
 
Consistency:  The proposed land use change will allow industrial development that will allow 
for the timely and efficient use of the land as there are currently public facilities available to 
serve the site.  
 
(IX) Fails to provide a clear separation between rural and urban uses.  
 
Consistency: The subject property is located along county collector road, an active railway 
and between industrial and commercially-zoned properties – a clear pattern of urban 
development.   
 
(X) Discourages or inhibits infill development or the redevelopment of existing neighborhoods and 
communities.  
 
Consistency: The land use change to industrial on the subject property will encourage infill 
development rather than discourage or inhibit this activity as it is an appropriate location for 
development and has public facilities available to serve the site.  
 
(XI) Fails to encourage a functional mix of uses.  
 
Consistency: The subject property is proposed for industrial which will further support the 
existing functional mix of uses in the area, including industrial, office, commercial and 
residential.   
 
(XII) Results in poor accessibility among linked or related land uses.  
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Consistency: The subject property is located along a county collector roadway with adequate 
capacity to serve the site.  In addition, the property is located adjacent to an active rail line the 
could be accessed from the property.  There are also related land uses in the immediate area 
that is accessible, including the Sandvik property immediately east of the property.  
 
In addition to the preceding urban sprawl indicators, Section 163.3177 also establishes eight (8) “Urban 
Form” criteria. An amendment to the Future Land Use Map is presumed to not be considered urban 
sprawl if it meets four (4) of the (8) urban form criteria. These urban form criteria, and an evaluation of 
each as each may relate to this application, are provided below. An analysis of the proposed 
amendment’s consistency with Section 163.3177 shows that it meets five of the eight urban form criteria 
(below): 
 
This Comprehensive Plan Amendment application has been analyzed to determine whether the 
proposed change incorporates a development pattern or urban form that achieves four 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. 

 
Consistency: This proposed land use change is in a geographic area that includes 
developable land area that can be developed without impacting any significant natural 
resources. 

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

services. 
 

Consistency: Utilities are available to serve the property and future development will connect 
to city water and wastewater, as required by the Land Development Code. The property also has 
access to existing a public street (CR 235).   
 

3. Promotes conservation of water and energy. 
 

Consistency: The subject property, when developed will promote conservation of water and 
energy by connecting to centralized public utilities that are more efficient providers of utility 
resources and avoid less efficient systems like private wells and septic systems.  

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

nonresidential needs of an area. 
 

Consistency: The subject property as an industrial development will help support the existing 
combination of residential and non-residential uses that are located within the immediate area.   
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5. Provides uses, densities, and intensities of use and urban form that would remediate an 
existing or planned development pattern in the vicinity that constitutes sprawl or if it provides 
for an innovative development pattern such as transit-oriented developments or new towns as 
defined in s. 163.3164.  

 
Consistency:  The proposed land use change will create new industrial lands in an area where 

there is currently a mix of non-residential and residential land uses.   

(i) Spot Zoning 

Consistency:  The proposed land use change is not spot zoning as there is existing industrial 

and commercial land abutting to the east and nearby to the west and will contribute to that 

existing zoning pattern.  

(j) Public Facilities 

Consistency:  As demonstrated in the Public Facilities Analysis section of this report, adequate 

facilities exist to serve the site and any future development of the parcel will not create a 

negative impact on these facilities if potable water and/or wastewater become available.      

(k) No Adverse Effect on the Environment 

Consistency:  As demonstrated in the Environmental Analysis section of this report (see 
above), there are no documented environmentally sensitive areas on the project site.  
Therefore, there are no adverse effects on the environment due to the proposed land use 
designation. 
 
 

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.  The proposed land use change is one such example.    
 
Magnitude of Proposed Designation 
 
In addition to the new state policy direction explained above, the proposed land use change application 
is minor in scale and does not significantly increase potential impacts to the area in terms of a maximum 
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buildout scenario based on the FAR.  As detailed in the Public Facilities Impact Analysis section of this 
report, the following illustrates the projected maximum development scenario of the proposed land use 
designation: 
 

Proposed FLUM Designation   Acreage               Max. Intensity        Max Development 

Industrial                       6.98 (MOL)              0.5 FAR       152,024 Square Feet 

 
The maximum development scenario indicated above is minor in scale when comparing the entirety of 
the nearby urbanized area.  Further, due to the unique configuration of the property boundaries, it is 
very likely that the ultimate development scenario will be far less than the maximum allowable square 
footage indicated above, thus reducing the scale of the project even more.  
 
To further elaborate as to the small scale of this land use change request, it is helpful to compare the 
acreage of the project (and associated permitted development) in relation to the entirely of the city 
limits.  The proposed map change of approximately 6.98 acres is well below 1% of the entire acreage 
of the City of Alachua.  Further, the project acreage is easily below 5% of the existing Industrial land 
use map area.   
 
As to need, where there are many parcels with the Industrial future land use designation within the City 
of Alachua today, a large majority of them are not immediately available for development as small-scale 
industrial uses for a number of reasons, including the following; properties may already be developed, 
are not for sale, do not have proper access to a collector or arterial road, do not have utilities readily 
available or are part of a master planned corporate/tech park which are catering to alternate types of 
industries.   
 
Overall 
 
The existing City of Alachua future land use designation of Industrial allows for a variety of light 
industrial, warehousing and office uses.  While the request will change the FLUM designation and will 
intensify the site in relation to allowable entitlements, the permitted uses are compatible with the area 
and are at a relatively small scale that will not negatively affect the public infrastructure / level of serve 
standards in the area.  The proposed Industrial FLUM designation will allow the expansion of an existing 
business along the already developed County Road 235 roadway as an urban infill type project. 
 






























