
 

 

 
Chair Sandy Burgess  
Vice Chair   
Member  Virginia Johns 
Member Williams "Bill" Menadier  
Member Susan Sloan 
Member Keith Vermillion  
School Board Member Tina Certain 

City Manager Mike DaRoza 
City Attorney Marian Rush  

The Planning and Zoning Board will conduct a 
Regular Planning and Zoning Board Meeting 

At 6:00 PM 
to address the item(s) below. 

 
Meeting Date: October 8, 2024 

 
Meeting Location: James A. Lewis City Commission Chambers 

15100  NW  142 Terrace 
Alachua, FL 32615 

   
Planning and Zoning Board Meeting  

Notice given pursuant to Section 286.0105, Florida Statutes. In order to appeal any 
decision made at this meeting, you will need a verbatim record of the proceedings. It 
will be your responsibility to ensure such a record is made. 
  
CALL TO ORDER 

INVOCATION 

PLEDGE TO THE FLAG 

APPROVAL OF THE AGENDA 

I. OLD BUSINESS 

II. NEW BUSINESS 

 A) APPROVE MEETING MINUTES  SEPTEMBER 10, 2024 

 B) SELECTION OF VICE CHAIR 

 C) PLANNED DEVELOPMENT AMENDMENT - TOLOSA PD-R: A REQUEST BY 
JBROWN PROFESSIONAL GROUP, INC., AGENT, ON BEHALF OF 3RD 
GENERATION DEVELOPER, LLC AND BENTLEY TIMBER LLC, PROPERTY 
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OWNERS, FOR AN AMENDMENT TO THE TOLOSA PLANNED DEVELOPMENT-
RESIDENTIAL (PD-R), WHICH PROPOSES TO INCREASE THE ALLOWED 
DENSITY IN AREA "B" FROM 40 UNITS TO 60 UNITS AND DECREASE THE 
ALLOWED NON-RESIDENTIAL INTENSITY IN AREA "B" FROM 20,000 SQ-FT TO 
0 SQ-FT ON A ± 50.5-ACRE SUBJECT PROPERTY (TAX PARCEL(S): 03130-004-
000; 03130-007-001; 03130-008-000; 03130-009-000; 03135-000-000; 03135-001-
000). FLU: MODERATE DENSITY RESIDENTIAL; ZONING: PLANNED 
DEVELOPMENT-RESIDENTIAL (PD-R) (QUASI-JUDICIAL). 

III. BOARD COMMENTS/DISCUSSION 

IV. CITIZENS COMMENTS 

ADJOURN 

 

Page 2 of 168



 

Commission Agenda 
Item 

 
MEETING DATE: October 8, 2024 
SUBJECT: Approve Meeting Minutes  September 10, 2024 
PREPARED BY: Brenda Flieger 
RECOMMENDED ACTION: 
Approve minutes 
 

Summary 
 
 

FINANCIAL IMPACT 
 
 

ADDITIONAL FINANCIAL INFORMATION 
 
 

ATTACHMENTS 
1. 24.09.10.MM.PZB 
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Regular Planning and Zoning Board Meeting Minutes 
September 10, 2024 at 6:00 PM 

  
Chair Sandy Burgess  
Vice Chair Vacant 
Member Virginia Johns   
Member Williams "Bill" Menadier  
Member Keith Vermillion  
School Board Member Tina Certain 

City Manager Mike DaRoza 
City Attorney Marian Rush  

  
 

Meeting Location: James A. Lewis City Commission Chambers 
15100  NW  142 Terrace 

Alachua, FL 32615 
 
 
 

Planning and Zoning Board Meeting 
 

Notice given pursuant to Section 286.0105, Florida Statutes. In order to appeal 
any decision made at this meeting, you will need a verbatim record of the 
proceedings. It will be your responsibility to ensure such a record is made. 
  

CALL TO ORDER 

Sandy Burgess – Chair      6:00 p.m.     Virginia Johns - Member - Absent 
 
 
 
INVOCATION 

Led by Member Bill Menadier 
 
PLEDGE TO THE FLAG 

Led by Member Menadier 
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APPROVAL OF THE AGENDA 

Member Menadier moved to approve the agenda; seconded by Member Keith 
Vermillion. 
  
Motion passed by unanimous consent. 
 
I. OLD BUSINESS 

II. NEW BUSINESS 

 A) APPROVAL OF MEETING MINUTES  07-09-24 

Member Menadier moved to approve the minutes from the July 09, 2024 meeting; 
 seconded by Member Vermillion. 
  
Motion passed by unanimous consent. 
 
 B) SITE PLAN – PATEL FUEL & RETAIL: A REQUEST BY WALKER OWEN, 

P.E., OF CAUSSEAUX, HEWETT, & WALPOLE, LLC, APPLICANT, ON 
BEHALF OF SEMOJ 13, LLC, PROPERTY OWNER, FOR CONSIDERATION 
OF A SITE PLAN TO CONSTRUCT A ±8,836 SQUARE FOOT 
CONVENIENCE STORE, RETAIL BUILDING, AND GASOLINE FUELING 
STATION WITH ASSOCIATED SITE IMPROVEMENTS (QUASI-JUDICIAL 
HEARING). 

Chair Burgess requested any persons who will be speaking on this item to please stand 
and be sworn in.   
 
Audience members and staff complied.  
 
Justin Tabor, Principal Planner, presented his staff report.  
 
Member Menadier asked how the condition of no fuel deliveries entering the site off of 
NW 59th Terrace will be enforced.  
 
Mr. Tabor, Principal Planner, answered it would become a Code Enforcement issue. He 
also stated that when the comment was initially brought up, staff conferred with the 
applicant. The applicant agreed to make the entry curb distance narrower, making it 
difficult for any big trucks to maneuver the turn, discouraging the action. 
 
Walker Owen, Professional Engineer, CHW also confirmed the entry was narrowed.  
 
Chair Burgess questioned whether the applicant agrees with the four recommended 
conditions.  She also asked the applicant to clarify findings about gopher turtles.  
 
Mr. Owen agreed to accept recommended conditions. He reiterated the findings of their 
Ecological Species Survey. He stated that no gopher tortoises were found and 
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conditions on the property are not conducive to gopher tortoise habitats. He also 
stipulated that if any are encountered in the future, all Florida state laws will be followed 
concerning the species.  
 
City Attorney Marian Rush voir dired the Board. 
 
Member Vermillion moved that based upon the competent substantial evidence 
presented at this hearing, the presentation before this Board, and Staff’s 
recommendation, this Board finds the application to be consistent with the City of 
Alachua Comprehensive Plan and in compliance with the Land Development 
Regulations and approves the  Site Plan submitted by Walker Owen, P.E., of 
Causseaux, Hewett, & Walpole,, LLC on behalf of Semoj 13, LLC, subject to the 
four (4) conditions provided in Exhibit “A” and located on page 16 of the 
September 10, 2024 Staff Report to the Planning & Zoning Board; seconded by 
Member Menadier. 
 
Chair Burgess opened the floor for citizens comments on this item. 
 
Tamara Robbins commented about the NW 59th Ave access.  She stated that if the site 
is too wet for gopher tortoises, then her concern is about the potential of run off from the 
fuel tanks entering the ground water. She questioned what is being done to contain any 
contamination of the ground water should this occur? 
 
Walker Owen, Professional Engineer, CHW stated that this fueling system will be 
required to follow all environmental standards that will protect against any pollution just 
like any other fuel station.  
 
Member Menadier asked for clarification about the storm water system. 
 
Mr. Owens responded there is a wet pond designed for this site, and it is in compliance 
with all environmental requirements.   
 
Mitch Glaeser commented about the overhead power lines along 441.  His question was 
concerning the possibility of laying underground conduits for communication lines or 
power lines while the site is open prior to building. This would be for future construction 
sites.  
 
Member Menadier questioned if the Board could require underground utilities.   
 
City Attorney Rush stated that the Board could not vary from what was in the application 
and what was presented.   
 
Trudy McMonickle expressed her wishes not to approve.  
 
Cliff Dorsey stated that his opinion is to not approve.   
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Chair Burgess reiterated that the topic before the board right now is only the Patel Fuel 
& Retail Site Plan. 
 
Jonathan Wallace stated that there is a gas station right across the highway from the 
proposed site and many more within a short distance.  He questioned the need for 
another.  
 
Kristin Reuben also stated that the gas station directly across the highway is never 
busy. She questioned the need for another? 
 
Motion passed by 3-0 role call vote. 
 
 C) COMPREHENSIVE PLAN TEXT AMENDMENT - COMMERCIAL AND 

MIXED-USE FUTURE LAND USE CATEGORIES: A REQUEST BY THE CITY 
OF ALACHUA TO AMEND THE CITY OF ALACHUA COMPREHENSIVE 
PLAN, AMENDING THE ADMINISTRATION AND IMPLEMENTATION 
ELEMENT TO ESTABLISH A NEW DEFINITION FOR MIXED-USE, 
AMENDING THE FUTURE LAND USE ELEMENT TO ESTABLISH MIXED-
USE FUTURE LAND USE CATEGORIES, AND AMENDING THE ECONOMIC 
ELEMENT TO REMOVE AN EXISTING DEFINITION FOR MIXED-USE 
(LEGISLATIVE HEARING). 

Carson Crockett, Planner presented his staff report.  
 
Member Vermillion questioned what initiated this change.  
 
Carson Crockett, Planner, AICP Candidate, stated Strategic Initiative 4.2, adopted by 
the Commission last year.  
 
Member Menadier wanted clarification about density levels and what is considered the 
definition of visitor accommodations.  
 
Carson Crokett, Planner, AICP Candidate responded. 
 
Chair Burgess wanted clarification that this action tonight is just a text amendment to 
the Comprehensive Plan, not a Land Development Regulation modification. 
 
Carson Crockett, Planner, verified her understanding and also explained what the next 
steps would be. 
  
Member Vermillion moved based upon the presentation to this Board and Staff's 
recommendation, this Board finds the proposed Comprehensive Plan Text 
Amendment to amend the Administration and Implementation, Future Land Use, 
and Economic Elements to be consistent with the City of Alachua Comprehensive 
Plan and transmits such finding to the City Commission with a recommendation 
to approve; seconded by Member Menadier. 
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Chair opened the floor for citizen comments. 
 
Tamara Robbins-asked for the 13 sprawl indicators to be placed on the overhead for 
public viewing.  She also asked Member Vermillion to explain Strategic Initiative 4.2 to 
her since he nodded his head like he knew what it was or have another staff member 
explain what it is.  She also asked whether these changes apply to all currently zoned 
commercial property in Alachua.  She asked for the definition of infill and stated that a 
map of Alachua on the overhead would be helpful to the citizens in the audience.  She 
also commented that Tioga is not a good example for Alachua to follow because it is the 
very definition of sprawl.   
 
Carson Crockett, Planner, responded that the 13 sprawl indicators are in the staff report 
available to everyone at the front table as well as in the online agenda that was 
published. He restated the information regarding Initiative 4.2 and defined the term 
infill.  
 
Jonothan Wallace expressed his concerns about development from outside sources 
being preferred over hometown investors. He mentioned impact to the aquifer. He also 
questioned the quality of construction being accomplished. 
 
Chair Burgess reaffirmed that this discussion is not about any specific property.  It is a 
city wide amendment. She also specified that the discussion is not about building codes 
either.  
 
Sara Younger expressed concerns about the Comprehensive Plan changes. She asked 
the Board to consider any changes carefully before deciding because decisions could 
have unintended consequences.  
 
Brian Bisher stated that mixed use development can be both beneficial or a curse. He 
does not believe that a city wide use of these changes would be detrimental in many 
ways.  
 
Jacob Fletcher expressed concerns about the terminology -intensified mixed-use and 
commercial development-because all of this building would increase  storm water run 
off which would carry pollutants into the aquifer. He asserted that they do not address 
controls for this. 
 
Carson Crockett, Planner, informed the board about where the information in question 
could be located in Land Development Regulations.  
 
Chair Burgess reiterated that this discussion is not about any specific property and to 
please keep the comments on topic.  
 
Faith Collins also referenced Tioga as a bad example.  She questioned what the 
purpose of the amendment is all about and who it will impact.   
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Carson Crockett, Planner, reiterated the definitions of each element being questioned 
and how the proposed amendment could impact the future of the City of Alachua. 
 
Derek Dunlop asked how residential land could become commercial in any area of the 
city.  He also questioned not having a map to reference.  He accused the example map 
that was used in the presentation as being confusing and deceptive.  
 
Carson Crockett, Planner, read directly from the staff report to answer the question of 
areas being affected by this change.  
 
Dale Doranti questioned the applicability of the urban sprawl criteria and stated he 
believes they apply to the amendment. 
 
Carson Crockett, Planner, explained that this is not a change to the future land use map 
but a change to the future land use categories.  
 
Citizen-no name-compared this change to tract building done in the 70s.  
 
Katherine Weitz, Current Mayor of High Springs, expressed concerns about 
environmental impacts.  She requested the board to be ever mindful of the 
environmental impact of the surrounding towns. 
 
Joe Hancock recommended that the board needs to slow down and really think about 
what is being approved.  He also stated that good intentions could go very badly.   
 
Jodi Boas remarked that the board should thoroughly review this proposal before acting. 
 
Chair Burgess acknowledged all the comments and expressed concerns from the 
citizens.  She also elaborated that some of the concerns expressed will be addressed at 
other levels.  
 
Courtney Gaines brought up statistics about the development that has been approved, 
specifically the number of new houses. She expressed her concerns about the schools, 
water systems, and highway systems not being able to handle the large number of new 
people moving into the city.   
 
Chair Burgess asked for more questions from the board and there were none. 
 
Motion passed by 3-0 roll call vote.  
 
 
 
 
 
 D) REMOVED FROM 9/10/24 PZB MEETING AGENDA – SPECIAL 

EXCEPTION PERMIT – TARA APRIL STORMWATER FACILITIES: A 
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REQUEST BY CLAY SWEGER, AICP, LEED AP, OF EDA CONSULTANTS, 
INC., APPLICANT, ON BEHALF OF TARA FOREST, LLC, PROPERTY 
OWNER, FOR CONSIDERATION OF A SPECIAL EXCEPTION PERMIT TO 
ALLOW THE PLACEMENT OF A MINOR UTILITY (STORMWATER 
MANAGEMENT FACILITIES) IN THE AGRICULTURAL (A) ZONING 
DISTRICT THAT WOULD SUPPORT FUTURE DEVELOPMENT ON 
ADJACENT LANDS ZONED COMMUNITY COMMERCIAL (CC) (QUASI-
JUDICIAL HEARING). 

III. BOARD COMMENTS/DISCUSSION 

Kathy Winburn reaffirmed that the October meeting is the second Tuesday of the 
month.  
City Attorney Rush stated that in reference to item D being removed, there is no 
presentation, therefore there is nothing to comment on.  
 
IV. CITIZENS COMMENTS 

Tamara Robbins reminded the audience that this section of the meeting is so they can 
speak to anything they wish to speak to about what this board is tasked to do. She 
stated that the public deserves to know why Item D was removed.  She questioned the 
validity of how it was taken off the agenda. She questioned the knowledge of the 
board's understanding of the legal requirements for public notice for public hearings.  
 
Joanne Trembley stated that building in the Mill Creek area is a direct hazard to the 
Santa Fe River and its world famous springs. She stated Mill Creek Sink connects to 
three Florida springs that connects to the Santa Fe River.  She quoted the 2016 Florida 
Springs and Aquafer Protection Act. She argued that any development over the Mill 
Creek will be detremental.  
 
Chris Hartman inquired about when Item D will be rescheduled and why it was removed 
in the first place. He also related details about the underground components of the land 
over Mill Creek.  
 
Chair Burgess informed the public that Item D was removed not deferred so the board 
does not have a schedule for when or if it will appear on any agenda.  
 
Soyenee Kojo expressed her concerns about the cost of rent and or ownership of the 
new homes being built.  She states that Tech City houses are renting for $1800.00 per 
month.  She questions how the citizens of Alachua can afford those prices.   She also 
states that the quality of the water is decreasing because of the demand.  
 
Chair Burgess reaffirmed that this action tonight was a recommendation to the 
Commission, and some of the concerns expressed will be addressed at that level.   
 
Citzen -no name- disagreed with Chair Burgess about the Board's actions tonight. He 
stated he wished the board could see the deteriorating condition of the caves. He 
referenced being a diver.  
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Katherine Weitz brought up the condition of the groundwater in High Springs.  She 
stated that if the levels of contaminants are high, they have no options because the 
water comes from Alachua.  
 
Brian Bisher questions the point of the Board if they claim they can not take action on 
some of the questions brought before them. He states that the Board needs to question 
staff more intently to have some of the answers when the question is asked.   
 
Member Menadier clarified the misconception of the term density when in reference to 
capping the level on properties already zoned residential.   
 
 
 
 
 
 
 
ADJOURN 

Member Vermillion moved to adjourn; seconded by Member Bill Menadier. 
 
Chair Burgess adjourned the meeting.  7:52 p.m. 
 
 
 
  
ATTEST:  CITY COMMISSION OF THE CITY OF 

ALACHUA, FLORDIA: 
   
   
   
____________________________  ____________________________ 
Presiding Officer  Staff Liaison 
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Commission Agenda 
Item 

 
MEETING DATE: October 8, 2024 
SUBJECT: Selection of Vice Chair 
PREPARED BY: Kathy Winburn 
RECOMMENDED ACTION: 
Select a Planning & Zoning Board member to serve as Vice Chair.  
 

Summary 
A vacancy of the Vice Chair position has occurred as a result of a Planning & Zoning Board 
Member's expiration of term.  As such, it is now necessary to appoint a member of the Planning 
& Zoning Board to serve as the Vice Chair.  
 

FINANCIAL IMPACT 
 
 

ADDITIONAL FINANCIAL INFORMATION 
 
 

ATTACHMENTS 
None 
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Commission Agenda 
Item 

 
MEETING DATE: October 8, 2024 
SUBJECT: Planned Development Amendment - Tolosa PD-R: A request by JBrown 

Professional Group, Inc., Agent, on behalf of 3rd Generation Developer, LLC 
and Bentley Timber LLC, property owners, for an amendment to the Tolosa 
Planned Development-Residential (PD-R), which proposes to increase the 
allowed density in area "B" from 40 units to 60 units and decrease the allowed 
non-residential intensity in area "B" from 20,000 sq-ft to 0 sq-ft on a ± 50.5-
acre subject property (tax parcel(s): 03130-004-000; 03130-007-001; 03130-
008-000; 03130-009-000; 03135-000-000; 03135-001-000). FLU: Moderate 
Density Residential; Zoning: Planned Development-Residential (PD-R) (Quasi-
Judicial). 

PREPARED BY: Carson Crockett 
RECOMMENDED ACTION: 
Staff recommends that the Planning & Zoning Board transmit the proposed PD-R Amendment 
submitted by JBrown Professional Group Inc. on behalf of 3rd Generation Developer, LLC and 
Bentley Timber LLC to the City Commission with a recommendation to approve. 
 
Recommended Motion: I move, based upon the competent substantial evidence presented at 
this hearing, the presentation before this board, and Staff's recommendation, this Board finds 
the application for a PD-R Amendment submitted by JBrown Professional Group Inc. on behalf of 
3rd Generation Developer, LLC and Bentley Timber LLC to be consistent with the City of Alachua 
Comprehensive Plan and transmits the application to the City Commission with a 
recommendation to approve. 
 

Summary 
This application is a request by JBrown Professional Group Inc., applicant and agent on behalf of 
3rd Generation Developer, LLC and Bentley Timer LLC, property owners, for consideration of an 
amendment to the Tolosa Planned Development-Residential (PD-R). The proposed amendment 
would amend the Tolosa PD-R on a ± 50.5-acre subject property to increase the allowed density 
in area “B” from 40 units to 60 units and decrease the allowed non-residential intensity in area 
“B” from 20,000 sq-ft to 0 sq-ft. All other aspects of the Tolosa PD-R that were adopted in 
Ordinance 19-28 by the City Commission upon second reading on June 10, 2019, would remain 
unchanged. The subject property is generally located south of W State Road 235, north of NW 
158th Avenue, and west of Hipp Way. 
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No changes to the Future Land Use Map or the Official Zoning Atlas are proposed as part of this 
request. The property would retain the current future land use category of Moderate Density 
Residential and zone district of Planned Development-Residential (PD-R). 
 

FINANCIAL IMPACT 
 
 

ADDITIONAL FINANCIAL INFORMATION 
 
 

ATTACHMENTS 
1. Staff Report - 2024_10_08 
2. Application Materials 
3. Draft Ordinance 25-01 
4. Public Notice Materials 
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City of Alachua 
Planning & Community Development Department 
Staff Report 

 

 
Staff Report:  3rd Generation Developer, LLC; Bentley Timber LLC Page 1 

Tolosa PD-R Amendment | PR24-0001  

Planning & Zoning Board Hearing Date: October 8, 2024  
Quasi-Judicial Hearing Application #: PR24-0001 
SUBJECT: A request to amend the Tolosa Planned Development-

Residential (PD-R) to increase the allowed density in area “B” 
from 40 units to 60 units and decrease the allowed non-
residential intensity in area “B” from 20,000 sq-ft to 0 sq-ft. 

APPLICANT/AGENT: JBrown Professional Group Inc. 

PROPERTY OWNER: 3rd Generation Developer, LLC; 
Bentley Timber LLC 

LOCATION: Generally located south of W State Road 235, north of NW 158th 
Avenue, and west of Hipp Way. 

PARCEL ID NUMBER: 03130-004-000; 03130-007-001; 03130-008-000;  
03130-009-000; 03135-000-000; 03135-001-000 

FLUM DESIGNATION: Moderate Density Residential 

ZONING: Planned Development-Residential (PD-R) 

OVERLAY: N/A 

ACREAGE: ± 50.5 

PROJECT PLANNER: Carson J. Crockett, AICP Candidate 

RECOMMENDATION: Staff recommends that the Planning & Zoning Board transmit 
the proposed PD-R Amendment submitted by JBrown 
Professional Group Inc. on behalf of 3rd Generation Developer, 
LLC and Bentley Timber LLC to the City Commission with a 
recommendation to approve. 

RECOMMENDED 
MOTION: 

I move, based upon the competent substantial evidence 
presented at this hearing, the presentation before this board, 
and Staff’s recommendation, this Board finds the application for 
a PD-R Amendment submitted by JBrown Professional Group 
Inc. on behalf of 3rd Generation Developer, LLC and Bentley 
Timber LLC to be consistent with the City of Alachua 
Comprehensive Plan and transmits the application to the City 
Commission with a recommendation to approve. 
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Staff Report:  3rd Generation Developer, LLC; Bentley Timber LLC Page 2 

Tolosa PD-R Amendment | PR24-0001 

SUMMARY 

This application is a request by JBrown Professional Group Inc., applicant and agent on behalf 
of 3rd Generation Developer, LLC and Bentley Timer LLC, property owners, for consideration 
of an amendment to the Tolosa Planned Development-Residential (PD-R). The proposed 
amendment would amend the Tolosa PD-R on a ± 50.5-acre subject property to increase the 
allowed density in area “B” from 40 units to 60 units and decrease the allowed non-residential 
intensity in area “B” from 20,000 sq-ft to 0 sq-ft. All other aspects of the Tolosa PD-R that were 
adopted in Ordinance 19-28 by the City Commission upon second reading on June 10, 2019, 
would remain unchanged. The subject property is generally located south of W State Road 235, 
north of NW 158th Avenue, and west of Hipp Way. 

No changes to the Future Land Use Map or the Official Zoning Atlas are proposed as part of 
this request. The property would retain the current future land use category of Moderate 
Density Residential and zone district of Planned Development-Residential (PD-R) (see Figure 2 
and Figure 3). 

Figure 1. Proposed Amended Sheet C2.0 of the PD Master Plan 
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Staff Report:  3rd Generation Developer, LLC; Bentley Timber LLC Page 3 

Tolosa PD-R Amendment | PR24-0001 

Figure 2. Future Land Use Map (Existing) 

 

Figure 3. Official Zoning Atlas (Existing) 
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Staff Report:  3rd Generation Developer, LLC; Bentley Timber LLC Page 4 

Tolosa PD-R Amendment | PR24-0001 

Planned Development – Residential 

The general purposes of planned development districts are established in Section 3.6.1(A) of 
the City’s Land Development Regulations (LDRs): 

(A) General purpose. The planned development (PD) districts are established for the 
purpose of encouraging innovative land planning and site design concepts that conform 
to community quality of life benchmarks and that achieve a high quality of development, 
environmental sensitivity, energy efficiency, and other City goals by: 

(1) Increasing flexibility. Reducing or diminishing the uniform design that results from 
the strict application of zoning and development standards that are designed 
primarily for individual lots; 

(2) Greater freedom to provide access, open space and amenities. Allowing greater 
freedom in selecting the means to provide access, open space, and design 
amenities; 

(3) Greater freedom to provide mix of uses and housing types. Allowing greater 
freedom in providing a mix of land uses in the same development, including a mix 
of housing types, lot sizes, and densities; 

(4) Providing greater opportunity for more efficient land use patterns. Providing for 
an efficient use of land resulting in smaller networks of utilities and streets and 
thereby lowering development and housing costs; 

(5) Promoting quality design and environmentally sensitive development through site 
characteristics. Promoting quality design and environmentally sensitive 
development by allowing development to take advantage of special site 
characteristics, locations, and land uses; and 

(6) Quality design through density increases. In specific instances, encouraging quality 
design and environmentally sensitive development by allowing increases in base 
densities or floor area ratios when such increases can be justified by superior 
design or the provision of additional amenities such as public open space. 

The specific purpose of the Planned Development – Residential (PD-R) zone district is 
established and described in Section 3.6.1(B)(1) of the City’s LDRs: 

(1) Planned Development-Residential District (PD-R). The purpose of the Planned 
Development-Residential (PD-R) District is to provide a mix of residential uses using 
innovative and creative design elements, while at the same time providing an efficient 
use of open space. Commercial uses may be allowed in the PD-R district primarily to 
serve the needs of the residents in the development. 
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Staff Report:  3rd Generation Developer, LLC; Bentley Timber LLC Page 5 

Tolosa PD-R Amendment | PR24-0001 

EXISTING USES 

The subject property is undeveloped and is comprised of mostly naturally wooded areas. 

SURROUNDING USES 

The existing uses, Future Land Use Map (FLUM) designations, and zoning districts of the 
surrounding area are identified in Table 1. Figure 3 provides an overview of the vicinity of the 
subject property. (NOTE: The information below is intended to provide a general overview of 
the area surrounding the subject property and to generally orient the reader. The information 
below is not intended to be all-inclusive, and may not identify all existing uses, FLUM 
designations, and/or zoning districts surrounding the subject property.) 

Table 1. Surrounding Land Uses 

Direction Existing Use(s) FLUM Designation(s) Zoning District(s) 

North Single-Family Residential Rural/Agriculture (County) Agricultural (A) (County) 

South Single-Family Residential Medium Density 
Residential 

Residential Single-Family-3 
(RSF-3) 

East Single-Family Residential Rural/Agriculture (County) Agricultural (A) (County) 

West Single-Family Residential; 
Vacant Industrial 

Medium Density 
Residential; Industrial 

Residential Single-Family-3 
(RSF-3); Light and 

Warehouse Industrial (ILW) 

Figure 4. Vicinity Map 
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Staff Report:  3rd Generation Developer, LLC; Bentley Timber LLC Page 6 

Tolosa PD-R Amendment | PR24-0001 

NEIGHBORHOOD MEETING 

The purpose of a neighborhood meeting is to educate the owners of nearby land and any other 
interested members of the public about the project and to receive comments regarding the 
project. Neighborhood meetings are required for planned development amendment 
applications. 

A neighborhood meeting was held on July 22, 2024. As required by Section 2.2.4 of the City’s 
Land Development Regulations, all property owners within 400 feet of the subject property 
were notified and notice of the meeting was published in a newspaper of general circulation. 
The applicant was available to answer questions. Materials submitted by the applicant indicate 
that the meeting was attended by four members of the public. A neighborhood meeting 
summary was submitted by the applicant and is available in the application materials. 
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Staff Report:  3rd Generation Developer, LLC; Bentley Timber LLC Page 7 

Tolosa PD-R Amendment | PR24-0001 

COMPREHENSIVE PLAN CONSISTENCY ANALYSIS 

The Goals, Objectives, and Policies (GOPs) identified below are provided to establish a basis 
of the application’s consistency with the Comprehensive Plan. There may be additional GOPs 
which the application is consistent with that are not identified within this report. An evaluation 
and findings of consistency with the identified GOPs is also provided below. 

Future Land Use Element 

Goal 1: Future Land Use Map 2035 
The City 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, businesses, and visitors. 

Objective 1.2: Residential 
The City shall establish four Residential land use categories to ensure an orderly urban 
growth pattern that will provide a variety of housing options to its residents and provides 
for the best use of available lands for residential development. 

Policy 1.2.b: Moderate Density Residential (o to 4 dwelling units per acre): The Moderate 
Density Residential land use category allows residential development at a 
maximum density of 4 dwelling units per acre. The following uses are allowed 
in the Moderate Density Residential land use category: 

1. Single family detached units; 
2. Accessory dwelling units; 
3. Manufactured or modular homes meeting certain design criteria; 
4. Mobile homes only within mobile home parks; 
5. Duplexes and quadplexes; 
6. Townhomes; 
7. Residential Planned Developments; and, 
8. Supporting community services such as schools, houses of worship, parks, 

and community centers. 

Evaluation & Findings: The amendment to the PD-R would result in a net increase of 20 
dwelling units, for a total of 180 dwelling units permitted. 180 dwelling units on a ± 50.5-acre 
subject property is a density of ± 3.56 units per acre, within the maximum permitted 4 
dwelling units per acre. Additionally, the moderate density residential future land use 
category permits for a variety of dwelling unit types and residential planned developments. 

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. 
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Objective 2.1: Planned Development (PD) Standards 
In an effort to reduce the impacts of urban sprawl on the community and the region, the 
City shall provide for a wide array of planned developments to encourage the creation of 
interrelated neighborhoods and districts to increase the quality of life for all residents. 

Evaluation & Findings: The proposed amendment is to an existing PD-R that was previously 
demonstrated to meet the innovative design standards outlined by Goal 2, Objective 2.1, 
and the subsequent policies. Objective 2.1 is implemented through Section 3.6 of the City’s 
LDRs. An analysis of Section 3.6 has been included in this staff report. 

Objective 5.1: Natural features 
The City shall coordinate Future Land Use designations with appropriate topography, soils, 
areas of seasonal flooding, wetlands and habitat during review of proposed amendments to 
the Future Land Use Map and the development review process. Natural features may be 
included as amenities within a development project. 

Policy 5.1.a:  Topography: The City shall protect the natural topography of the City, 
including steep and seepage slopes, by requiring new development to include 
techniques to minimize negative impacts on the natural terrain. An emphasis 
will be placed on retaining the natural function of seepage slopes during 
development. Additionally, retention of existing native vegetation will be 
encouraged as one method of protecting slopes. 

Policy 5.1.b:  Soils: The City shall ensure soil protection and intervention measures are 
included in the development review process. 

Policy 5.1.c:    Flood prone areas:   The City shall require as part of the development review 
process the identification of FEMA flood zone areas. Where necessary, base 
flood elevations and minimum finished floor elevations shall be established. 
The City shall also require finished floor elevations on subdivision plats, site 
plans and building permit plans when necessary to determine compliance 
with flood prone area regulations. The City shall establish standards for a 
limitation on filling in flood prone areas. 

Policy 5.1.d:  Wetlands: The City shall utilize statewide wetland delineation methodology 
in accordance with Florida Administrative Code (FAC) and regulations 
adopted by the FDEP and the Suwannee River Water Management District. 

Policy 5.1.e:  Habitat: The City shall require as part of the development review process, an 
inventory of listed species for all new developments in areas identified as 
known habitat for listed species if listed species are known to exist in close 
proximity to the development. The survey shall include detailed information 
regarding type, quantity, location, and habitat requirements for any listed 
species identified. A de minimus threshold for properties required to 
complete the inventory shall be established in the City’s Land Development 
Regulations. 
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Evaluation & Findings: The proposed amendment maintains the existing general layout of 
the existing PD-R, which accounts for the wetland in the northwest portion of the subject 
property. An environmental conditions analysis has been included in this staff report. 
Environmental conditions will be reevaluated in future development applications regarding 
this PD-R and the subject property. 

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.a:  All new development shall meet level of service standards for roadways, 
potable water, sanitary sewer, stormwater, solid waste, and public schools in 
accordance with LOS standards adopted in the elements addressing these 
facilities. 

Evaluation & Findings: A public facilities impact analysis has been included in this staff 
report. The proposed PD-R amendment is not anticipated to negatively impact the level of 
service. Public facilities will be reevaluated in future development applications regarding 
this PD-R and the subject property as this PD-R amendment does not constitute a final 
development order. 

Goal 9: Water and Wastewater Service 
The City will ensure that new development and redevelopment within the corporate limits 
shall connect to the City’s potable water and wastewater systems, where potable water and 
wastewater systems are available, as defined in Policy 1.2.a and Policy 4.2.b of the 
Community Facilities Element of the Comprehensive Plan 

Policy 9.2:  Any new residential subdivision within the corporate limits, where potable 
water service is available, as defined in Policy 4.2.b of the Community 
Facilities Element of the City’s Comprehensive Plan that is within a 
Residential land use category or the Agriculture land use category shall 
connect to the City’s potable water system. Any new residential subdivision 
within the corporate limits, where wastewater service is available, as defined 
on Policy 1.2.a of the Community Facilities Element of the City’s 
Comprehensive Plan that is within a Residential land use category shall 
connect to the City’s wastewater system. 

Evaluation & Findings: The subject property is within the potable water and wastewater 
service area, and as such, must connect to these systems at time of development. 
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Transportation Element 

Objective 1.1: Level of Service 
The City shall establish a safe, convenient and efficient level of service standard for all 
motorized and non-motorized transportation systems. 

Evaluation & Findings: A public facilities impact analysis has been included in this staff 
report. The proposed PD-R amendment is not anticipated to negatively impact the level of 
service. Public facilities will be reevaluated in future development applications regarding 
this PD-R and the subject property as this PD-R amendment does not constitute a final 
development order. 

Housing Element 

Policy 1.1.a: The City shall encourage the development of a variety of housing types 
including conventional single family homes, accessory dwelling units, multi-
family units, group homes, assisted living facilities, foster care facilities, 
mobile homes, and manufactured housing, and shall ensure that appropriate 
land use designations and zoning districts exist to accommodate each type. 

Evaluation & Findings: The existing PD-R currently allows single-family detached, single-
family attached, and multi-family residential dwelling units. The proposed amendment would 
increase the potential number of dwelling units by 20 in area “B”, which permits for single-
family detached, single-family attached, and multi-family residential dwelling units, 
supporting future development and additional housing within the City. 

Community Facilities Element 

Policy 1.1.d: The City hereby establishes the following level of service standards for 
sanitary sewer facilities: 

a) Quality: Compliance with all applicable standards of the U.S. 
Environmental Protection Agency (EPA) and the Florida Department of 
Environmental Protection (FDEP). 

b) Quantity: System-wide wastewater collection and treatment will be 
sufficient to provided a minimum of 250 gallons per day per equivalent 
residential unit (ERU) on an average annual basis. Plant expansion shall 
be planned in accordance with Rule 62-600.405, Florida Administrative 
Code, or subsequent provision. 

c) System capacity: If the existing demand and reserved capacity of the 
committed use of the City’s wastewater facility reaches 85% of the 
permitted capacity design, no further development orders for projects 
without reserved capacity will be issued until additional capacity 
becomes available or funds to increase facility capacity are committed in 
accordance with a development agreement. 
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Policy 1.2.a:  The City shall establish a Community Wastewater Service Area, which shall 
include all areas where wastewater service is available. Wastewater service 
shall be deemed available if: 

1. A gravity water main exists within 100 feet of the property line of any lot 
with a residential land use category or an existing single family residence 
and wastewater service is accessible through public utility easements or 
right of ways. The distance shall be measured as required for construction 
of the infrastructure along public utility easements and right of ways. 

2. Gravity wastewater main exists with 500 feet of the property line of any 
proposed residential subdivision consisting of 5 units or less and the 
gravity wastewater system is accessible through public utility easements 
or right of ways. The distance shall be measured as required for 
construction of the infrastructure along public utility easements and right 
of ways. 

3. A gravity wastewater main, wastewater pumping station, or force main 
exists within 2,640 feet of the property line of any proposed residential 
subdivision comprised of more than 5 units, or any multi-family residential 
development, or any commercial development, or any industrial 
development and the gravity wastewater system, wastewater pumping 
station, or force main is accessible through public utility easements or 
right of ways. The distance shall be measured as required for construction 
of the infrastructure along public utility easements and right of ways. 

Evaluation & Findings: A public facilities impact analysis has been included in this staff 
report. The proposed PD-R amendment is not anticipated to negatively impact the level of 
service. The subject property is within the wastewater service area, and as such, must 
connect to the system at time of development. Public facilities will be reevaluated in future 
development applications regarding this PD-R and the subject property as this PD-R 
amendment does not constitute a final development order. 

Policy 2.1.a: The City hereby establishes the following level of service standards for solid 
waste disposal facilities: 

 

Facility Type Level of Service Standard 
Solid Waste Landfill 0.73 tons per capita per year 

Evaluation & Findings: A public facilities impact analysis has been included in this staff 
report. The proposed PD-R amendment is not anticipated to negatively impact the level of 
service. Public facilities will be reevaluated in future development applications regarding 
this PD-R and the subject property as this PD-R amendment does not constitute a final 
development order. 
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Policy 4.1.b: The City shall establish a Community Potable Water Service Area, which 
includes all areas where potable water service is available. Water service 
shall be deemed available if: 

1. A water main exists within 100 feet of any lot within a residential land use 
category or an existing single family residence water service is accessible 
through public utility easements or right of ways. The distance shall be 
measured as required for construction of the infrastructure along public 
utility easements and right of ways. 

2. A water main exists within 500 feet of any proposed residential 
subdivision consisting of 5 units or less and water service is accessible 
through public utility easements or right of ways. The distance shall be 
measured as required for construction of the infrastructure along public 
utility easements and right of ways. 

3. A water main exists within 2,640 feet of any residential subdivision with 
more than 5 units, or any multi-family residential development, or any 
commercial development, or any industrial development and water 
service can be accessed through public utility easements or right of ways. 
The distance shall be measured as required for construction of the 
infrastructure along public utility easements and right of ways. 

Policy 4.1.c: The City establishes the following level of service standards for potable 
water: 

a) Quality: Compliance with all applicable standards of the U.S. 
Environmental Protection Agency (EPA) and the Florida Department of 
Environmental Protection (FDEP). 

b) Quantity: System-wide potable water collection and treatment will be 
sufficient to provid a minimum of 275 gallons per day per equivalent 
residential unit (ERU) on an average annual basis.  

c) Capacity: Plant expansion shall be planned in accordance with Florida 
Administrative Code. Additionally, if the existing demand and reserved 
capacity of the City’s potable water facility reaches 85% of the permitted 
capacity design, no further development orders or permits for projects 
without reserved capacity will be issued until additional capacity 
becomes available or funds to increase facility capacity are committed in 
accordance with a development agreement. 
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Evaluation & Findings: A public facilities impact analysis has been included in this staff 
report. The proposed PD-R amendment is not anticipated to negatively impact the level of 
service. The subject property is within the potable water service area, and as such, must 
connect to the system at time of development. Public facilities will be reevaluated in future 
development applications regarding this PD-R and the subject property as this PD-R 
amendment does not constitute a final development order. 

Conservation and Open Space Element 

Objective 1.2: Native Communities and Ecosystems 
The City shall preserve and protect native communities and ecosystems, particularly those 
considered endangered or threatened. 

Policy 1.2.a:     The City shall ensure that land use designations, development practices and 
regulations protect native communities and ecosystems, and environmentally 
sensitive lands. 

Evaluation & Findings: The proposed amendment maintains the existing general layout of 
the existing PD-R, which accounts for the wetland in the northwest portion of the subject 
property. An environmental conditions analysis has been included in this staff report.  

Objective 1.3: Listed Species 
The City shall protect species listed by State and Federal agencies as endangered, 
threatened or of special concern, and their habitats. 

Evaluation & Findings: The proposed amendment maintains the existing general layout of 
the existing PD-R, which accounts for the wetland in the northwest portion of the subject 
property. An environmental conditions analysis has been included in this staff report. No 
species identified as endangered, threatened, or of special concern are known to exist on 
the subject property. Should a regulated plant or animal species be discovered, compliance 
with the applicable Comprehensive Plan policies and Land Development Regulations will 
be required. 

Objective 1.10: Wetlands 
The City shall protect and preserve wetland values and functions from adverse, human 
caused, physical and hydrologic disturbances. 

Policy 1.10.a:     The City shall utilize statewide wetland delineation methodology in 
accordance with Florida Administrative Code and regulations adopted by the 
DEP and the Suwannee River Water Management District. 

Policy 1.10.g: The City shall require natural vegetative buffers around wetlands to protect 
the fragile ecosystems they sustain. Buffers, measured from the outer edge 
of the wetland, shall be created as established in the following table: 
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Resource Addressed Required Buffer (feet) 
Wetlands less than or equal to 
0.5 acre that do not support 
federally and/or state regulated 
vertebrate wetland/aquatic 
dependent animal species. 

50’ average 
35’ minimum 

Wetlands greater than 0.5 acre 
that do not support the animal 
species described above. 

75’ average 
50’ minimum 

Areas where the animal species 
described above have been 
documented within 300 feet of 
a wetland. 

100’ average 
75’ minimum 

 

Evaluation & Findings: The proposed amendment maintains the existing general layout of 
the existing PD-R, which accounts for the wetland in the northwest portion of the subject 
property. An environmental conditions analysis has been included in this staff report. 
Wetlands have been delineated in accordance with the methodology established in Florida 
Administrative Code, as required by Policy 1.10.a. The amended PD Master Plan establishes 
minimum wetland setbacks that comply with Policy 1.10.g. 

Recreation Element 

Policy 1.2.b: The City shall adhere to a minimum level of service of five (5.0) acres of 
community, neighborhood or pocket park, per 1,000 persons, with a minimum 
of 20 percent of this in improved, passive parks. 

Evaluation & Findings: A public facilities impact analysis has been included in this staff 
report. The proposed PD-R amendment is not anticipated to negatively impact the level of 
service. Public facilities will be reevaluated in future development applications regarding 
this PD-R and the subject property as this PD-R amendment does not constitute a final 
development order. 
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ENVIRONMENTAL CONDITIONS ANALYSIS 

Wetlands 

Wetlands are areas that are inundated or saturated by surface or ground water at a frequency 
and duration sufficient to support, and that under normal conditions do support, a prevalence 
of vegetation typically adapted for life in saturated soil conditions. Wetlands generally include 
swamps, marshes, bogs, and similar areas. 

Evaluation & Findings: As part of the original PD-R application, the applicant submitted a letter 
and map which delineated the location of wetland areas in accordance with Chapter 62-340, 
Florida Administrative Code. In addition, the amended PD Master Plan indicates the location 
of the wetland buffer. The wetland buffer is consistent with the applicable wetland protection 
standards established in the City’s Comprehensive Plan (Objective 1.10 of the Conservation 
and Open Space Element) and in the Land Development Regulations (Section 6.9.5.). 

Strategic Ecosystems 

Strategic Ecosystems were identified by an ecological inventory project in a report prepared 
for Alachua County Department of Growth Management in 1987 and updated in 1996. The 
purpose of the inventory was to identify, inventory, map, describe, and evaluate the most 
significant natural biological communities in private ownership in Alachua County.  

Evaluation & Findings: The subject property is not located within or adjacent to a Strategic 
Ecosystem, therefore, the development will have no impact upon any Strategic Ecosystems 
identified within the ecological inventory report. 

Regulated Plant & Animal Species 

The Florida Natural Areas Inventory (FNAI) has identified areas throughout the State of Florida 
which may contain good quality natural communities. This data layer is known as the Potential 
Natural Areas (PNA) data layer, and identifies privately owned lands that are not managed or 
listed for conservation purposes. These areas were delineated by FNAI scientific staff through 
interpretation of natural vegetation from 1988-1993 FDOT aerial photographs and from input 
received during Regional Ecological Workshops held for each regional planning council. These 
workshops were attended by experts familiar with natural areas in the region.  
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Potential Natural Areas were assigned ranks of Priority 1 through Priority 5 based on size, 
perceived quality, and type of natural community present. The areas included in Priority 5 are 
exceptions to the above criteria. These areas were identified through the same process of aerial 
photographic interpretation and regional workshops as the PNA 1 through 4 ranked sites, but 
do not meet the standard criteria. 

Evaluation & Findings: No species identified as endangered, threatened, or of special concern 
are known to exist on the subject property; however, a majority of the subject property is listed 
as a FNAI Priority 3 area. The FNAI PNA data is not intended for use in a regulatory decision-
making process. The data must be referenced only as a resource to indicate the potential of 
land to support wildlife. Should a regulated plant or animal species be discovered, compliance 
with the applicable Comprehensive Plan policies and Land Development Regulations will be 
required. 

Soil Survey 
The hydrologic soil group is an indicator of potential soil limitations. The hydrologic soil group, 
as defined for each specific soil, refers to a group of soils which have been categorized 
according to their runoff-producing characteristics. These hydrologic groups are defined by the 
Soil Survey of Alachua County, Florida, dated August 1985. The chief consideration with respect 
to runoff potential is the capacity of each soil to permit infiltration (the slope and kind of plant 
cover are not considered, but are separate factors in predicting runoff). There are four 
hydrologic groups: A, B, C, and D. “Group A” soils have a higher infiltration rate when thoroughly 
wet and therefore have a lower runoff potential. “Group D” soils have a lower infiltration rate 
and therefore a higher runoff potential.  

There are 11 soil types found within the subject property, shown in Table 2. 

Table 2. Soil Types 

Soil Type Hydrologic 
Group 

Drainage 
Class 

Limitations % of Subject 
Property (may 

not total to 
100% due to 

rounding) 

Dwellings 
Without 

Basements    

Small 
Commercial 

Buildings 
Arredondo Fine 

Sand; 
5% to 8% Slopes 

A Well 
drained Slight Moderate: 

slope 22.94% 

Bivans Sand; 
8% to 12% Slopes D Poorly 

drained 

  Severe: 
wetness, 

slope   

Severe: 
wetness, 

slope 
15.26% 

Lochloosa Fine 
Sand; 

5% to 8% Slopes 
C 

Somewhat 
poorly 

drained 
Slight Moderate: 

slope 13.08% 

Arredondo Fine 
Sand; 

0% to 5% Slopes 
A Well 

drained Slight Slight 11.92% 
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Table 2. Soil Types (Continued) 

Soil Type Hydrologic 
Group 

Drainage 
Class 

Limitations % of Subject 
Property (may 

not total to 
100% due to 

rounding) 

Dwellings 
Without 

Basements    

Small 
Commercial 

Buildings 
Fort Meade Fine 

Sand;  
0% to 5% Slopes 

A Well 
drained Slight Slight 9.72% 

Kendrick Sand; 
2% to 5% Slopes B Well 

drained Slight Slight 8.24% 

Pomona Sand; 
Depressional D Poorly 

drained 
Severe: 
ponding 

Severe: 
ponding 7.16% 

Bivans Sand; 
5% to 8% Slopes D Poorly 

drained 

Severe: 
wetness, 

slope 

Severe: 
wetness, 

slope 
6.58% 

Gainesville Sand;  
0% to 5% Slopes A Well 

drained Slight Slight 4.38% 

Tavares Sand;  
0% to 5% Slopes A 

Moderately 
well 

drained 
Slight Slight 1.31% 

Kanapaha Sand; 
0% to 5% Slopes B/D Poorly 

drained 
Severe: 
wetness 

Severe: 
wetness >1% 

Evaluation & Findings: While some soil types pose limitations for urban uses, including dwellings, 
the limitations in areas where development would be permitted by the PD Master Plan are 
primarily due to slope. Soil types which present limitations due to wetness are primarily located 
in the wetland area or within the wetland buffer area. A more detailed geotechnical analysis 
may be required prior to any development of the site to further evaluate any potential 
limitations of the lands which may be presented by soils. 

Flood Potential 

Panel 12001C0140D of the Federal Emergency Management Agency (FEMA) Flood Insurance 
Rate Map (FIRM) Series, dated June 16, 2006 indicates that the development area is in Flood 
Zone X (areas determined to be outside of the 500-year floodplain). 

Evaluation & Findings: The subject property is located in Flood Zone X (areas determined to 
be outside of the 500-year floodplain), therefore, there are no issues related to flood potential. 

Karst-Sensitive Features 

Karst sensitive areas include geologic features, such as fissures, sinkholes, underground 
streams, and caverns, and are generally the result of irregular limestone formations.  
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Evaluation & Findings: The subject property is not identified as a Karst sensitive area designated 
by the Suwannee River Water Management District (SRWMD) High Aquifer Recharge Map 
(HARP). There are no known geologic features located on the subject property which may 
indicate an increased potential for karst sensitivity. 

Wellfield Protection Zones 

Policy 7.2.1 of the Future Land Use Element of the City’s Comprehensive Plan establishes a 
500-foot radius area around each city-owned potable water well. 

Evaluation & Findings: The subject property is not located within a City of Alachua wellhead 
protection zone as identified on the City of Alachua Wellfield Primary Protection Zones Map 
of the City’s Comprehensive Plan, therefore, there are no issues related to wellfield protection. 

Historic Structures/Markers and Historic Features 

The State of Florida and the Alachua County Historic Resources Inventory identify historic 
structures in addition to the City’s Historic Overlay District, as established by Section 3.7 of the 
City’s Land Development Regulations. 

Evaluation & Findings: The subject property is not within the City’s Historic Overlay District 
and the State of Florida and Alachua County Historic Resources Inventory note no historic 
structures or markers on the subject property. 

Figure 5. Environmental Resources Map 
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FINDINGS OF FACT: COMPLIANCE WITH LAND DEVELOPMENT 
REGULATIONS 

Planned Development Standards 

Section 2.4.3(D)(2) of the City’s Land Development Regulations (LDRs) establishes the 
standards with which all Planned Developments must be found compliant. As required by 
Section 2.4.3(D)(2), the application has been reviewed for compliance with the standards of 
Section 2.4.2(E), Section 3.6.2, and Section 3.6.3(A). An evaluation of the findings of the 
applicant’s compliance with the standards is provided below. 

SECTION 2.4.2(E), STANDARDS FOR SITE-SPECIFIC AMENDMENTS TO THE 
OFFICIAL ZONING ATLAS 

The proposed amendment to the existing PD-R does not propose a site-specific amendment 
to the Official Zoning Atlas. The property is proposed to retain the current PD-R zone district. 
As such, the standards of Section 2.4.2(E) of the City’s LDRs are not applicable. 

SECTION 3.6.2, GENERAL STANDARDS FOR ALL PD DISTRICTS 

(1) Master Plan. The PD Master Plan: 

(a) Identifies the general location of land uses within individual development areas or 
development pods and the mix of land uses; 

Evaluation & Findings: The amended PD Master Plan identifies five development areas. The 
allowable uses within each area have been defined on the amended PD Master Plan, and the 
permitted land uses are stated on the amended PD Master Plan. 

(b) Calculates the number, type, and mix of land uses, including the total number of 
residential units, residential densities, and nonresidential intensities within each 
development area or development pods and the total number, type, and mix of 
land uses for the entire PD Master Plan; 

Evaluation & Findings: The amended PD Master Plan identifies the number, type, and permitted 
land uses, including the total number of residential units and nonresidential intensities for the 
PD-R and each development area. 

(c) Identifies the general location of open space; 

Evaluation & Findings: The applicant has shown the location of open space by identifying a 
Stormwater/Open space area on the amended PD Master Plan. 
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(d) Identifies the location of environmentally sensitive lands, wildlife habitat, and 
stream corridors; 

Evaluation & Findings: As part of the original PD-R application, the applicant submitted a letter 
and map which delineated the location of wetland areas in accordance with Chapter 62-340, 
Florida Administrative Code. In addition, the amended PD Master Plan indicates the location 
of the proposed wetland buffer as Area D. The proposed wetland buffer is consistent with the 
applicable wetland protection standards established in the City’s Comprehensive Plan 
(Objective 1.10 of the Conservation and Open Space Element) and in the Land Development 
Regulations (Section 6.9.5.). 

(e) Identifies the on-site transportation circulation system including arterial and 
collector roads, existing or projected transit corridors, and pedestrian and bicycle 
pathways; 

Evaluation & Findings: The amended PD Master Plan identifies the location of the on-site 
transportation circulation system. No roads within the proposed development are classified as 
arterial or collector roads. 

(f) Identifies on-site potable water and wastewater facilities; and 

Evaluation & Findings: The amended PD Master Plan identifies the location of proposed on-site 
potable water and wastewater facilities, and the location of connection to off-site wastewater 
facilities. 

(g) Identifies the general location of all public facility sites serving the development, 
including transportation, potable water, wastewater, parks, fire, police, EMS, 
stormwater, solid waste and schools. 

Evaluation & Findings: The applicant has identified on the amended PD Master Plan the location 
of internal circulation. The amended PD Master Plan identifies the general location of 
stormwater management facilities serving the development. The development will utilize 
existing public facilities for parks, fire, police, EMS, and schools, as noted on the amended PD 
Master Plan. 

(2) Consistency with the Comprehensive Plan. The PD zone district designation and the PD 
Master Plan is consistent with the Comprehensive Plan. 

Evaluation & Findings: An analysis of the application’s consistency with the Comprehensive Plan 
has been included in this staff report. 
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(3) Compatibility with surrounding residential areas. Development along the perimeter of a 
PD district is compatible with adjacent existing or proposed future development. In 
cases where there are issues of compatibility, the PD Master Plan shall provide for 
transition areas at the edges of the PD district that provide for appropriate buffering 
and/or ensure a complimentary character of uses. Complimentary character shall be 
identified based on densities/intensities; lot size and dimensions; building height; 
building mass and scale; hours of operation; exterior lighting; and siting of service areas. 

Evaluation & Findings: The uses permitted by the PD-R zone district are comparable to those 
presently located on nearby properties. Areas to the west and south of the subject property 
are developed with residential uses. The proposed Development Areas adjacent to existing 
development have been so designed so as to provide complimentary character. 

(4) Development phasing plan. If there are phases of development proposed for the PD, a 
development phasing plan shall be provided for the PD Master Plan that identifies the 
general sequence or phases in which the land is proposed to be developed, including 
how residential and nonresidential development will be timed, how infrastructure and 
open space will be provided and timed, and how development will be coordinated with 
the City's capital improvements program. The phasing plan shall be established at the 
time of approval of the PD Master Plan. It is permissible for a development phasing plan 
to include only one phase. 

Evaluation & Findings: The proposed development may be constructed in one or more phases. 
Each phase would be required to meet the conditions created by the Planned Development 
Ordinance, the amended PD Master Plan, and applicable standards of the City’s 
Comprehensive Plan and Land Development Regulations. The amended PD Master Plan shall 
be valid for a period of ten years from the original PD Master Plan approval. This proposed 
amendment to the PD-R does not extend the validity of the PD Master Plan. Only one 
ingress/egress from either NW 158th Avenue or Hipp Way would be required until 60 lots have 
been approved by a Final Plat. After 60 lots have been approved the second access point to 
either NW 158th Avenue or Hipp Way would be required. The ingress/egress point to SR 235 
would require a permit through the Florida Department of Transportation (FDOT). The 
ingress/egress point to Hipp Way would require a permit through Alachua County Department 
of Public Works. 

(5) Conversion Schedule. The PD Master Plan may include a conversion schedule that 
identifies the range of conversion that may occur between different types of residential 
uses and between different types of nonresidential uses (i.e., residential to residential, 
or nonresidential to nonresidential) within the PD Master Plan. These conversions may 
occur within development areas and between development areas, as long as they occur 
within the same scheduled phase of development in the development phasing plan, and 
are consistent with established ranges of conversion set down in the conversion 
schedule. 

Evaluation & Findings: Use areas may be adjusted by up to 10% during final PD plan approval, 
but proposed uses must conform to those permitted in the allowable use table in the amended 
PD Master Plan.   
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(6) Public facilities.  

(a) The PD Master Plan shall include a transportation component that demonstrates 
there is or will be adequate capacity concurrent with impacts of development on 
the City's road system to accommodate the development proposed in the PD 
Master Plan. 

Evaluation & Findings: The amended PD Master Plan identifies the location of transportation 
facilities within the project. A public facilities impact analysis has been included in this staff 
report. The proposed PD-R amendment is not anticipated to negatively impact the level of 
service. Public facilities will be reevaluated in future development applications regarding this 
PD-R and the subject property as this PD-R amendment does not constitute a final development 
order. 

(b) The PD Master Plan shall include a potable water and wastewater component that 
demonstrates adequate capacity for potable water and wastewater is available or 
will be available concurrent with impacts of development at the time development 
occurs to accommodate the development proposed in the PD Master Plan. 

Evaluation & Findings: The amended PD Master Plan requires on-site potable water and 
wastewater facilities to be in public rights-of-way and/or dedicated easements along internal 
rights-of-way. A public facilities impact analysis has been included in this staff report. The 
proposed PD-R amendment is not anticipated to negatively impact the level of service. Public 
facilities will be reevaluated in future development applications regarding this PD-R and the 
subject property as this PD-R amendment does not constitute a final development order. 

(c) The PD Master Plan shall include a parks component that demonstrates that 
adequate parks and recreation facilities are available or will be available 
concurrent with impacts of development to accommodate the development 
proposed in the PD Master Plan. 

Evaluation & Findings: The amended PD Master Plan identifies the project’s impact on 
recreational facilities. A public facilities impact analysis has been included in this staff report. 
The proposed PD-R amendment is not anticipated to negatively impact the level of service. 
Public facilities will be reevaluated in future development applications regarding this PD-R and 
the subject property as this PD-R amendment does not constitute a final development order. 

(d) The PD Master Plan shall include a solid waste component that demonstrates that 
adequate capacity for solid waste is available or will be available concurrent with 
impacts of development to accommodate the development proposed in the PD 
Master Plan. 

Evaluation & Findings: The amended PD Master Plan identifies the project’s impact on solid 
waste facilities. A public facilities impact analysis has been included in this staff report. The 
proposed PD-R amendment is not anticipated to negatively impact the level of service. Public 
facilities will be reevaluated in future development applications regarding this PD-R and the 
subject property as this PD-R amendment does not constitute a final development order. 
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(e) The PD Master Plan shall include a stormwater component that demonstrates that 
adequate capacity for treatment of stormwater runoff is available or will be 
available concurrent with impacts of development to accommodate the 
development proposed in the PD Master Plan. 

Evaluation & Findings: The applicant has identified the location of stormwater facilities on the 
amended PD Master Plan. All stormwater management facilities shall be designed to comply 
with the regulations of the City of Alachua and Suwannee River Water Management District 
(SRWMD).  

(7) Planned development agreement. Concurrent with the approval of the adopting 
ordinance for the PD zone district designation and the PD Master Plan, a PD agreement 
shall be established binding the PD to any conditions placed in the adopting ordinance 
and PD Plan. The PD agreement shall include, but not be limited to: 

(a) The PD Master Plan, including any PD standards. 

(b) Conditions related to the approval of the PD Master Plan. 

(c) Conditions related to the form and design of development in the PD. 

(d) Provisions addressing how transportation, potable water, wastewater, stormwater 
management, park, and other public facilities will be provided to accommodate the 
development proposed for the PD Master Plan, and if phased, how public facilities 
will be phased accordingly. 

(e) Provisions related to environmental protection and monitoring. 

(f) Provisions addressing concurrency compliance requirements. 

(g) Any other provisions the City Commission determines is relevant and necessary 
to implement the terms and conditions of the PD Master Plan and any PD terms 
and conditions statements. 

Evaluation & Findings: The existing PD agreement is to remain as currently adopted. No 
amendments to the PD agreement are proposed, only the PD Master Plan and Ordinance 19-28 
adopted by the City Commission upon second reading on June 24, 2019, which established the 
existing PD-R zone district. 
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SECTION 3.6.3, ADDITIONAL STANDARDS FOR PD DISTRICTS. 

(A) PD-R, Planned Development Residential District. 

(1) Minimum area. A PD-R district shall be a minimum of ten acres in area. The City 
Commission may waive the minimum size requirement based on a finding that creative 
site planning through zoning to a PD-R district is necessary to address a physical 
development constraint, protect sensitive natural areas, or promote a community goal 
when more conventional development or subdivision would be difficult or undesirable 
given the constraints on development. 

Evaluation & Findings: The existing PD-R district is approximately 50.5-acres in area, exceeding 
the minimum 10-acre size requirement. No amendments are proposed to the bounds of the 
existing PD-R district. 

(2) Uses. The uses allowed in the PD-R district are identified in Table 4.1-1, Table of Allowed 
Uses. Allowed uses are subject to any use regulations applicable to the PD-R district. 

Evaluation & Findings: The allowable uses are identified on the amended PD Master Plan, and 
comply with the uses allowed within the PD-R district as identified in Table 4.1-1. 

(3) Densities/intensities. The densities for residential development and the intensities for 
nonresidential development for the PD Master Plan and PD-R district designation shall 
be established in the PD Master Plan, and shall be consistent with the Comprehensive 
Plan. Densities and intensities may exceed that allowed in the base zone districts being 
replaced by the PD-R district. 

Evaluation & Findings: The density of the residential development area is established on the 
amended PD Master Plan. The density identified on the amended PD Master Plan is consistent 
with the existing Moderate Density Residential future land use map designation. 

(4) Dimensional standards. The dimensional standards of the underlying base zone district 
being replaced by the PD-R district shall be incorporated into the PD Master Plan and 
apply to each development area of the PD-R district unless they are modified in ways 
that are consistent with the general intent and goals for development of the PD-R 
district and the scale and character of development in the City. Dimensional standards 
shall include the following: 

(a) Minimum dimensional requirements. The minimum lot area, minimum lot width, 
minimum setback, maximum lot coverage, and maximum height for development. 

(b) Setbacks from adjoining residential uses. Minimum setbacks or buffers from 
adjoining residential development or zone districts. 
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Evaluation & Findings: The minimum lot area, minimum lot width, minimum setbacks, maximum 
lot coverage, and maximum height for development within each development area are 
identified on the amended PD Master Plan. The amended PD Master Plan establishes the 
minimum setbacks for development within the subject property. 

(5) Development standards. Unless otherwise specifically modified by a PD Master Plan, 
development in a PD-R district shall comply with the applicable standards Article 6, 
Development Standards. All modifications to a development standard in Article 6 shall 
be consistent with this section, and shall be included as a part of the PD Master Plan. 

(a) General development standards. The following Table 3.6-1, Development 
Standards Applicable in the PD-R District, specifies the development standards 
applicable to development in the PD-R district, and the procedure for modifying a 
development standard: 

Table 3.6-1. Development Standards Applicable in the PD-R District 

Development Standard Procedure for Modification [1] 

Off-street parking and loading (Section 6.1) Inclusion in a master parking plan 

Landscape/tree protection (Section 6.2) Inclusion in an alternative landscaping plan 

Exterior lighting (Section 6.4) Inclusion in a master lighting plan 

Signage (Section 6.5) Inclusion in a master sign plan 

Open space (Section 6.7) 

Modifications prohibited Environmental protection (Section 6.9) 

Concurrency management (Section 2.4.14) 
[1] Development standards shall only be modified in ways that are consistent with the general intent and purpose of the PD-R district. 

 

Evaluation & Findings: The applicant has not proposed any modifications to the development 
standards identified in Table 3.6-1. At the time of each Final PD Plan, the applicant shall be 
required to comply with all applicable standards of Article 6, Development Standards. 

(b) Public facilities standards. The PD Master Plan shall ensure that impacts from the 
development are addressed for the following public facilities: 

 

 

Page 39 of 168



 
 

 
Staff Report:  3rd Generation Developer, LLC; Bentley Timber LLC Page 26 

Tolosa PD-R Amendment | PR24-0001 

(i) Potable water. The PD Master Plan shall establish the general location of on-
site potable water facilities and how they will connect to the City's potable 
water system consistent with City laws, and how dedication of land, 
easements, and/or on-site construction of all potable water 
facilities/improvements will occur in a manner that complies with City laws. 

(ii) Wastewater. The PD Master Plan shall establish the general location of on-
site wastewater facilities and how they will connect to the City's or other 
wastewater lines and mains and sewer interceptor lines consistent with City 
laws, and how dedication of land, easements, and/or on-site construction of 
all wastewater facilities/improvements will occur in a manner that complies 
with City laws. 

(iii) Streets. The PD Master Plan District shall establish the design of public 
streets within the PD-R in ways that comply with all applicable City standards, 
except that right-of-way, pavement widths, street widths, required materials, 
turning radii, and other design standards may be modified or reduced by the 
City Commission where it is found that: 

a. The reduction or modification is necessary as a traffic-calming measure; 

b. The PD Master Plan provides for separation of vehicular, pedestrian, 
and bicycle traffic; 

c. Access for emergency service vehicles is not substantially impaired; 

d. Adequate off-street parking is provided for the uses proposed; and 

e. Adequate space for public utilities is provided within the right-of-way. 

(iv) Stormwater. The PD Master Plan District shall establish the design of a 
stormwater management system within the PD-R in ways that comply with all 
applicable City standards. 

(v) Other. The PD Master Plan shall establish the responsibility of the 
landowner/developer for providing right-of-way and easements and for 
constructing on-site facilities for all other infrastructure located on the site 
of the proposed PD-R district, including but not limited to, electrical utility 
lines, telephone lines, cable TV lines, or the underground conduit for such 
features. The PD Master Plan shall also establish the responsibility of the 
landowner/developer to make any other improvements as required by City 
ordinances, to guarantee construction of all required improvements, and, if 
requested by the City, to dedicate these improvements to the City in a form 
that complies with City laws. The PD Master Plan shall also specify the 
ownership, operation, and maintenance provisions for all on-site facilities not 
dedicated to the City. 

Page 40 of 168



 
 

 
Staff Report:  3rd Generation Developer, LLC; Bentley Timber LLC Page 27 

Tolosa PD-R Amendment | PR24-0001 

Evaluation & Findings: As demonstrated within this report, the applicant has sufficiently 
addressed public facility standards as provided in Section 3.6.3(A)(5)(b)(i)-(iv). The applicant had 
previously requested, and was granted, modifications to Article 7 requirements for required 
subdivision improvements.  The amended PD Master Plan does not alter these modifications. 
The amended PD Master Plan provides a note which contains the provisions required by this 
section, and indicates all on-site facilities not dedicated to the City shall be maintained by a 
property-owner’s association. 
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PUBLIC FACILITIES IMPACT ANALYSIS 

Section 2.4.14 of the City’s Land Development Regulations (LDRs) establishes the standards for 
a Certificate of Concurrency Compliance which applies to all development orders unless 
exempted by Section 2.4.14(C). The application has been reviewed for impacts to roads, sanitary 
sewer, solid waste, stormwater management, potable water, and recreation facilities to ensure 
the application’s potential impacts do not negatively impact the level of service (LOS) for those 
public facilities.  

The public facilities impact analysis was conducted using the proposed maximum development 
potential of the PD-R, for a total of 180 dwelling units. The net change on public facility impacts 
between the original approval of the PD-R and the proposed amended PD-R are noted in the 
evaluation of each public facility. Public facilities will be reevaluated in future development 
applications regarding this PD-R and the subject property as this PD-R amendment does not 
constitute a final development order. 

Traffic Impact 

The following impacts are expected on the roadway segments identified in Table 3. 

Table 3-1. Affected Comprehensive Plan Roadway Segments1  

Segment 
Number2 Segment Description Lanes Functional 

Classification 
Area 
Type LOS 

4 U.S. Hwy 441 From CR 25A East 
Intersection to SR 235 4/D Principle Arterial Urban 

Trans D 

5 U.S. Hwy 441 From SR 235 to I-75 4/D Principle Arterial COMM D 

9 SR 235 From US 441 to NW 140th 
Street 

2/U 
Bays Major Collector Comm D 

10 SR 235 From NW 140th Street to East 
City Limit 2/U Major Collector Comm D 

12 CR 241 From NW SR 235 to North 
City Limit 2/U Major Collector Comm D 

1    City of Alachua Comprehensive Plan, Transportation Element. 
2    For developments generating more than 1,000 trips, affected roadway segments are identified as those on which the development’s 
impacts are five percent or greater of the maximum service volume of the roadway; and, all those wholly or partially located within 1/2 
mile of the development’s ingress/egress, or to the nearest intersecting major street, whichever is greater [Section 2.4.14(H)(2)(b)of the 
LDRs]. 
 

Table 3-2. Potential Trip Generation 1  

Land Use Density/Intensity AADT PM Peak Hour 
Single-Family Detached 2  120 Units 1,132 119 
Single-Family Attached 3  60 Units 432 37 

Total 180 Units 1,564 156 
1    Source: ITE Trip Generation, 11th Edition. 
2    ITE Code 210 
3    ITE Code 215 
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Table 4-1. Projected Impact on Affected Comprehensive Plan Roadway Segment 

Traffic System Category 
Segment 4 

U.S. Hwy 441 From CR25A East 
Intersection to SR 235 

 AADT Peak Hour 
Maximum Service Volume1 45,700 4.110 
Existing Traffic2  19,134 1,767 
Reserved Trips3 6,565 609 
Available Capacity3 20,001 1,734 

 

Increase/Decrease in Trips Generated by Development4 548 55 
 

Residual Capacity 19,453 1,679 
Residual Percentage of Permitted Design Capacity Utilized 47.43% 59.15% 
1    AADT & Peak Hour MSVs calculated using LOSPLAN 2012. County Facilities reflect a 10 percent reduction in the MSV calculated within 
LOSPLAN 2012 as set forth in the Generalized Tables for AADT / Peak Hour Volumes, FDOT 2018 Q/LOS Handbook. 
2   Florida Department of Transportation. (2024). 2023 Count Data. Accessed via Florida Traffic Online April 2024. 
3   Source: City of Alachua July 2024 Development Monitoring Report. 
4   Trip Distribution: Segment 4 – 35%. 
 

Table 4-2. Projected Impact on Affected Comprehensive Plan Roadway Segment 

Traffic System Category Segment 5 
U.S. Hwy 441 From SR 235 to I-75 

 AADT Peak Hour 
Maximum Service Volume1 39,000 3,510 
Existing Traffic2  25,096 2,198 
Reserved Trips3 3,753 328 
Available Capacity3 10,151 984 

 

Increase/Decrease in Trips Generated by Development4 469 47 
 

Residual Capacity 9,682 937 
Residual Percentage of Permitted Design Capacity Utilized 75.17% 73.30% 
1    AADT & Peak Hour MSVs calculated using LOSPLAN 2012. County Facilities reflect a 10 percent reduction in the MSV calculated within 
LOSPLAN 2012 as set forth in the Generalized Tables for AADT / Peak Hour Volumes, FDOT 2018 Q/LOS Handbook. 
2   Florida Department of Transportation. (2024). 2023 Count Data. Accessed via Florida Traffic Online April 2024. 
3   Source: City of Alachua July 2024 Development Monitoring Report. 
4   Trip Distribution: Segment 5 – 30%. 
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Table 4-3. Projected Impact on Affected Comprehensive Plan Roadway Segment 

Traffic System Category 
Segment 9 

SR 235 From US 441 to NW 140th 
Street 

 AADT Peak Hour 
Maximum Service Volume1 14,400 1,290 
Existing Traffic2  8,624 691 
Reserved Trips3 316 38 
Available Capacity3 5,460 561 

 

Increase/Decrease in Trips Generated by Development4 1,564 156 
 

Residual Capacity 3,896 405 
Residual Percentage of Permitted Design Capacity Utilized 72.94% 68.60% 
1    AADT & Peak Hour MSVs calculated using LOSPLAN 2012. County Facilities reflect a 10 percent reduction in the MSV calculated within 
LOSPLAN 2012 as set forth in the Generalized Tables for AADT / Peak Hour Volumes, FDOT 2018 Q/LOS Handbook. 
2   Florida Department of Transportation. (2024). 2023 Count Data. Accessed via Florida Traffic Online April 2024. 
3   Source: City of Alachua July 2024 Development Monitoring Report. 
4   Trip Distribution: Segment 9 – 100%. 
 

Table 4-4. Projected Impact on Affected Comprehensive Plan Roadway Segment 

Traffic System Category 
Segment 10 

SR 235 From NW 140th Street to 
East City Limit 

 AADT Peak Hour 
Maximum Service Volume1 14,400 1,290 
Existing Traffic2  6,526 483 
Reserved Trips3 0 0 
Available Capacity3 7,874 807 

 

Increase/Decrease in Trips Generated by Development4 391 39 
 

Residual Capacity 7,483 768 
Residual Percentage of Permitted Design Capacity Utilized 48.33% 40.47% 
1    AADT & Peak Hour MSVs calculated using LOSPLAN 2012. County Facilities reflect a 10 percent reduction in the MSV calculated within 
LOSPLAN 2012 as set forth in the Generalized Tables for AADT / Peak Hour Volumes, FDOT 2018 Q/LOS Handbook. 
2   Florida Department of Transportation. (2024). 2023 Count Data. Accessed via Florida Traffic Online April 2024. 
3   Source: City of Alachua July 2024 Development Monitoring Report. 
4   Trip Distribution: Segment 10 – 25%. 
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Table 4-5. Projected Impact on Affected Comprehensive Plan Roadway Segment 

Traffic System Category 
Segment 12 

CR 241 From NW SR 235 to 
North City Limit 

 AADT Peak Hour 
Maximum Service Volume1 15,120 1,359 
Existing Traffic2  1,578 150 
Reserved Trips3 356 35 
Available Capacity3 13,186 1,174 

 

Increase/Decrease in Trips Generated by Development4 157 16 
 

Residual Capacity 13,029 1,158 
Residual Percentage of Permitted Design Capacity Utilized 13.83% 14.79% 
1    AADT & Peak Hour MSVs calculated using LOSPLAN 2012. County Facilities reflect a 10 percent reduction in the MSV calculated within 
LOSPLAN 2012 as set forth in the Generalized Tables for AADT / Peak Hour Volumes, FDOT 2018 Q/LOS Handbook. 
2   Florida Department of Transportation. (2024). 2023 Count Data. Accessed via Florida Traffic Online April 2024. 
3   Source: City of Alachua July 2024 Development Monitoring Report. 
4   Trip Distribution: Segment 12 – 10%. 
 

Evaluation & Findings: The impacts anticipated by the proposed amendment will not adversely 
affect the level of service (LOS) of any affected roadway segment and are therefore acceptable. 
The net change in total anticipated AADT from the original PD-R to the proposed amendment 
is -237 trips and is -64 trips for PM peak hour. Concurrency and public facilities impacts will be 
reevaluated during the review of future development applications. 
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Potable Water Impacts 

Table 5. Potable Water Impacts 

System Category Gallons Per Day 

Current Permitted Capacity1 2,300,000 
Less Actual Potable Water Flows1 1,548,250 
Reserved Capacity2 467,620 
Available Capacity 284,130 

  

Increase/Decrease in Potable Water Demand from Application3 50,400 
 

Residual Capacity 233,730 
Residual Percentage of Permitted Design Capacity Utilized 89.84% 
1    City of Alachua Public Services Department, April 2024 
2   City of Alachua July 2024 Development Monitoring Report 
3   Formula: Per City of Alachua Comprehensive Plan, Community Facilities Element Policy 4.1.c(2): 275 GPD / Unit 
 

Evaluation & Findings: The impacts anticipated by the proposed amendment will not adversely 
affect the level of service (LOS) of potable water facilities and are therefore acceptable. The 
net change in anticipated potable water demand from the original PD-R to the proposed 
amendment is +2,500 gallons per day. Concurrency and public facilities impacts will be 
reevaluated during the review of future development applications. 

Sanitary Sewer Impacts 

Table 6. Sanitary Sewer Impacts 

System Category Gallons Per Day 

Treatment Plant Permitted Capacity1 1,500,000 
Less Actual Treatment Plant Flows1 764,000 
Reserved Capacity2 435,759 
Available Capacity 300,241 

  

Increase/Decrease in Sanitary Sewer Demand from Application3 45,900 
 

Residual Capacity 254,341 
Residual Percentage of Permitted Design Capacity Utilized 83.04% 
1    City of Alachua Public Services Department, April 2024 
2   City of Alachua July 2024 Development Monitoring Report 
3   Formula: Per City of Alachua Comprehensive Plan, Community Facilities Element Policy 1.1.d(b): 250 GPD / Unit 
 

Evaluation & Findings: The impacts anticipated by the proposed amendment will not adversely 
affect the level of service (LOS) of sanitary sewer facilities and are therefore acceptable. The 
net change in anticipated sanitary sewer demand from the original PD-R to the proposed 
amendment is +2,000 gallons per day. Concurrency and public facilities impacts will be 
reevaluated during the review of future development applications. 
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Solid Waste Impacts 

Table 7. Solid Waste Impacts 

System Category Pounds Per Day Tons Per Year 

Existing Demand1 44,060.00 8,040.95 
Reserved Capacity2 50,388.47 9,195.90 

 

Increase/Decrease in Demand Generated by Application3 1,856.26 339 
New River Solid Waste Facility Anticipated Capacity4 50+ Years 
1    Bureau of Economic & Business Research, University of Florida, Estimates of Population by County and City in Florida (2023); Policy 
2.1.a, Community Facilities Element. Formula: 11,015 Persons x 0.73 tons per year. 
2   City of Alachua July 2024 Development Monitoring Report 
3   Formula: Per City of Alachua Comprehensive Plan, Community Facilities Element Policy 2.1.a: 0.73 tons / year per capita 
4   New River Solid Waste Association, April 2024 
 

Evaluation & Findings: The impacts anticipated by the proposed amendment will not adversely 
affect the level of service (LOS) of solid waste facilities and are therefore acceptable. The net 
change in anticipated solid waste demand from the original PD-R to the proposed amendment 
is +5.2 tons per year. Concurrency and public facilities impacts will be reevaluated during the 
review of future development applications. 

Recreation Facilities 

Table 8-1. Recreational Impacts 

System Category Acreage 

Existing City of Alachua Recreation Acreage1 135.48 
Acreage Required to Serve Existing Population2 55.08 
Reserved Capacity1 13.84 
Available Capacity 66.57 
 

Increase/Decrease in Recreation Acreage Demand by 
Development 3 2.13 

 

Residual Capacity 64.44 
Residual Percentage of Recreation Acreage Capacity Utilized 52.44% 
1     City of Alachua July 2024 Development Monitoring Report 
2    Bureau of Economic & Business Research, University of Florida, Estimates of Population by County and City in Florida (2023); Policy 
1.2.b, Recreation Element. Formula: 11,015 Persons x (5 acres / 1,000 persons). 
3     Formula: Per City of Alachua Comprehensive Plan, Recreation Element Policy 1.2.b: 2.37 persons per unit * 180 units * (5 acres / 1,000 
persons) 
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Table 8-2. Passive Recreational Impacts 

System Category Acreage 

Existing Improved Passive Park Space1 34.82 
Minimum Improved Passive Park Space Required to Serve 
Existing Population1, 2 11.02 

Reserved Capacity1, 2 2.76 
Available Improved Passive Park Space 21.04 

 

Increase/Decrease in Improved Passive Park Space Demand by 
Development 3 0.43 

 

Residual Capacity 20.61 
Residual Percentage of Improved Passive Park Space Capacity 
Utilized 40.81% 

1     City of Alachua July 2024 Development Monitoring Report 
2    Formula: Per City of Alachua Comprehensive Plan, Recreation Element Policy 1.2.b: Acreage Required * 0.20 
3     Formula: Per City of Alachua Comprehensive Plan, Recreation Element Policy 1.2.b: 2.37 persons per unit * 180 units * (5 acres / 1,000 
persons) * 0.20 
 

Evaluation & Findings: The impacts anticipated by the proposed amendment will not adversely 
affect the level of service (LOS) of recreation facilities and are therefore acceptable. The net 
change in anticipated recreation demand from the original PD-R to the proposed amendment 
is +0.07-acres. For passive recreational impacts, the net change in demand is +0.02-acres. 
Concurrency and public facilities impacts will be reevaluated during the review of future 
development applications. 

Public School Facilities 

A School Capacity Review was submitted to The School Board of Alachua County (SBAC) in 
accordance with the City’s Comprehensive Plan, specifically Policies 1.1.b, 1.1.c, 1.1.e, and 1.1.f of 
the Public School Facilities Element. According to the School Capacity Review report 
submitted to the City by the School Board of Alachua County on August 28, 2024, capacity is 
currently available at the elementary, middle, and high school levels to support the proposed 
amendment. 
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EXHIBIT “A” 
TO 

TOLOSA PD-R AMENDMENT 
PR24-0001 

STAFF REPORT 
 
 
 
 
 

DRAFT ORDINANCE 25-01 
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       Legislation                                       Ordinance 25-01 

City of Alachua 

 
  ORDINANCE 25-01 

AN ORDINANCE OF THE CITY OF ALACHUA, FLORIDA, RELATING TO THE 
AMENDMENT OF THE TOLOSA PLANNED DEVELOPMENT-RESIDENTIAL (“PD-
R”); AMENDING SECTION 3, DEVELOPMENT PARAMETERS, OF ORIDNANCE 19-
28; AMENDING SHEET C2.0 OF THE PD MASTER PLAN; REPEALING ALL 
ORDINANCES IN CONFLICT; PROVIDING SEVERABILITY; AND PROVIDING AN 
EFFECTIVE DATE. 
  

R E C I T A L S 

WHEREAS, the City Commission of the City of Alachua, Florida adopted Ordinance 19-28 upon second 
reading on June 24, 2019, establishing a PD-R zone district on the subject property, the legal description for which is 
attached hereto as Exhibit “A” and is herein referred to as the “Property”; and, 

WHEREAS, Ordinance 19-28 establishes development parameters for the PD-R zone district, approves the 
PD Master Plan, and adopts a valid Planned Development Agreement; and, 

WHEREAS, an application for an amendment to an existing Planned Development (“PD”) in the City known 
as Tolosa Planned Development-Residential (“PD-R” or “Project”), as described below, has been filed with the City 
by 3rd Generation Developer, LLC and Bentley Timber LLC, (“Owners”); and  

WHEREAS, the Owners desire to amend the PD-R to increase the permitted maximum of 160 residential 
units to 180 residential units and decrease the permitted maximum of non-residential floorspace from 22,000 square 
feet to 2,000 square feet on the Property (“Amendment”); and 

WHEREAS, the City advertised a public hearing to be held before the Planning and Zoning Board, sitting 
as the Local Planning Agency (“LPA”), _________; and 

WHEREAS, the LPA conducted a quasi-judicial public hearing on the proposed Amendment on  
________, and the LPA reviewed and considered all comments received during the public hearing concerning the 
proposed Amendment and made its recommendation to the City Commission; and 

WHEREAS, the City advertised public hearings to be held before the City Commission on ______ and 
_______; and, 

WHEREAS, the City Commission conducted quasi-judicial public hearings on the proposed Amendment 
on ________ , and __________, and provided for and received public participation at both public hearings; and 

WHEREAS, the City Commission has determined and found the proposed Amendment to be consistent 
with the City’s Comprehensive Plan and the City’s Land Development Regulations (“LDRs”); and 

WHEREAS, for reasons set forth in this ordinance that is hereby adopted and incorporated as findings of 
fact, the Alachua City Commission finds and declares that the enactment of this Amendment is in the furtherance of 
the public health, safety, morals, order, comfort, convenience, appearance, prosperity, or general welfare. 
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NOW THEREFORE BE IT ORDAINED BY THE CITY COMMISSION OF THE CITY OF 
ALACHUA, FLORIDA. 

Section 1.   Findings of Fact and Conclusions of Law  

1. The above recitals are true and correct and are incorporated herein by reference. 
2. The proposed Amendment is in compliance with the City’s LDRs. 
3. The proposed Amendment will not cause a reduction in the adopted level of service standards for 

transportation, water, sewer, waste, stormwater, recreation, and public schools. 
 

Section 2.   PD Master Plan Amended 
 

Sheet C2.0 of the PD Master Plan adopted concurrent with the approval of Ordinance 19-28 is amended to 
be as shown in Exhibit “C” to permit for a maximum potential development of 60 dwelling units and zero square feet 
of nonresidential in Development Area ‘B’. 

 
Section 3.   Ordinance 19-28 Amended 
 

The development parameters for the PD-R adopted by Ordinance 19-28 are amended to permit for a 
maximum potential development of 60 dwelling units and zero square feet of nonresidential in Development Area ‘B’ 
as follows (text that is underlined is to be added and text that is shown as strikethrough is to be removed): 

1. The development shall consist of single-family and multiple-family residential development, community 
recreation, non-residential uses and stormwater/open space development areas as shown on the PD 
Master Plan. The density, intensity, allowable uses, acreage, and dimensional standards, where 
applicable, for each Development Area are as follows: 

Maximum 
Development  

Area & 
Density/ 
Intensity 

Allowable Uses 
Maximum 
Potential 

Development 
Acres Dimensional Standards 

Percentage   
of PD 

Development 
Area ‘B’  

 
4du/acre 
.75 FAR 

Single Family 
Detached 
Residential; Single 
Family Attached 
Residential; 
Multiple Family 
Residential; 
Daycare; Religious 
Institutions; 
Restaurants without 
a Drive-Through; 
Community 
Buildings/ 
Clubhouse; 

40 dwelling units 
20,000 square feet 

nonresidential 
60 dwelling units 

±3.75 

 
 

Minimum Lot Area 
800 square feet   
 

Minimum Lot Width 
20 feet  
 
Minimum Lot Depth  
40 feet  
 

Setbacks 
Front (Primary) = 0’ 
Front (Secondary) = 0’ 
Side = 0’ 

±7.40% 
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Maximum 
Development  

Area & 
Density/ 
Intensity 

Allowable Uses 
Maximum 
Potential 

Development 
Acres Dimensional Standards 

Percentage   
of PD 

Professional Office; 
Neighborhood 
Recreation Center; 
Commercial 
Recreation, Indoor 

Rear=0’  
 

Maximum Building Height 
45 feet 
 

Maximum Lot Coverage 
90% 
 
Arterial Street Building Setback 
75’ from ROW Centerline of SR 
235 
 

Minimum Living Area 
750 square feet (per dwelling unit) 

 

Section 4.   Remain in Effect 
 

All other requirements, conditions, and development parameters of Ordinance 19-28, the PD Master Plan, 
and the valid Planned Development Agreement as originally adopted shall remain as originally adopted. If there is 
any inconsistency between the terms of Ordinance 19-28 and this Ordinance 25-01, the terms of this Ordinance 25-
01 shall govern. 

Section 5.  Ordinance to be Construed Liberally 

 This ordinance shall be liberally construed in order to effectively carry out the purposes hereof which are 
deemed to be in the best interest of the public health, safety, and welfare of the citizens and residents of Alachua, 
Florida. 

Section 6.  Repealing Clause 

All ordinances or parts of ordinances in conflict with this ordinance are, to the extent they conflict with this 
ordinance, repealed. 

Section 7.  Providing for Severability 

 It is the declared intent of the Alachua City Commission that, if any section, sentence, clause, phrase, 
or provision of this ordinance is for any reason held or declared to be unconstitutional, void, or inoperative by a court 
or agency of competent jurisdiction, such holding of invalidity or unconstitutionality shall not affect the remaining 
provisions of this ordinance and the remainder of this ordinance, after the exclusion of such part or parts, shall be 
deemed to be valid. 
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Section 8.  Effective Date   

This Ordinance shall be effective upon its passage and adoption on the second and final reading. 

PASSED on first reading on the _____ day of ______.  

PASSED and DULY ADOPTED, in regular session, with a quorum present and voting, by the City Commission, 
upon second reading this _______ day of ________. 

 

 CITY COMMISSION OF THE  
                CITY OF ALACHUA, FLORIDA 
 
 
 

                     Gib Coerper, Mayor   
                   SEAL 

 

 

 

 ATTEST:              APPROVED AS TO FORM  

 

Mike DaRoza , City Manager/Clerk                               Marian B. Rush, City Attorney 
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EXHIBIT “A” 

Tax Parcel Numbers 03135-000-000, 03130-004-000, 03130-007-001, 03130-008-000 and 
03130-009-000 

LEGAL DESCRIPTION:  
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EXHIBIT “B” 
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EXHIBIT “C” 
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Staff Report:  3rd Generation Developer, LLC; Bentley Timber LLC Page 36 

Tolosa PD-R Amendment | PR24-0001 

EXHIBIT “B” 
TO 

TOLOSA PD-R AMENDMENT 
PR24-0001 

STAFF REPORT 
 
 
 
 
 

SUPPORTING APPLICATION MATERIALS 
SUBMITTED BY CITY STAFF TO THE 

PLANNING AND ZONING BOARD 
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City of Alachua 
MIKE DAROZA 
CITY MANAGER 

PLANNING & COMMUNITY DEVELOPMENT 
DIRECTOR KATHY WINBURN 

 

PO Box 9 
Alachua, Florida  32616-0009 

“The Good Life Community” 
www.cityofalachua.com 

Phone: (386) 418-6121 
Fax: (386) 418-6130 

 

September 3, 2024 
Submitted electronically to tara.howell@jbpro.com 

Tara Howell 
JBrown Professional Group, Inc. 
3530 NW 43rd Street 
Gainesville, Fl 32606 

Application #: PR24-0001 

RE: Notice of Hearing Scheduled for Tolosa PD-R Amendment 

Dear Tara Howell, 

On August 15, 2024, the City of Alachua received your revised application for an amendment 
to the Tolosa Planned Development-Residential (PD-R), which proposes amending a portion of 
the PD-R to increase the allowed density in area “B” from 40 units to 60 units and decrease the 
allowed non-residential intensity in area “B” from 20,000 sq-ft to 0 sq-ft on a ± 50.5-acre 
subject property (tax parcel(s): 03130-004-000; 03130-007-001; 03130-008-000; 03130-009-
000; 03135-000-000; 03135-001-000). 

Based on a review of the materials submitted, the City has determined that this application can 
now be scheduled for a hearing before the Planning and Zoning Board. The application is 
tentatively scheduled for the October 8, Planning & Zoning Board meeting. 
 
You must provide two (2) double-sided, three-hole punched, color sets of each complete 
application package and a digital copy of all materials in PDF format on a CD or by emailing a 
Cloud / FTP link to download the materials to planning@cityofalachua.com no less than 10 
business days prior to the PZB Meeting at which your applications are scheduled to be heard. 
The final day to submit these materials is Thursday, September 26, 2024. Materials may be 
submitted earlier than this date. 
 
In addition, Section 2.2.9(D) of the Land Development Regulations requires the applicant to 
place posted notice signs on the subject property at least 14 days prior to the public hearing. 
Therefore, posted notice signs must be placed on the property no later than Tuesday, 
September 24, 2024. You will be notified when these signs are ready for pick up.  
 
If you plan to utilize a PowerPoint presentation or would like other materials to be available for 
reference during the public hearing, please submit the presentation or materials no later than 
12:00 PM on the last business day prior the PZB meeting (no later than Monday, October 7, 
2024). Any presentation or materials may be submitted by emailing them to 
planning@cityofalachua.com. 
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If you have any questions regarding the information above, please contact me at (386) 418-6137 
or via email at ccrockett@cityofalachua.org. 

Sincerely, 

 

 

Carson J. Crockett, AICP Candidate 
Planner 

 

CC: Mike DaRoza, City Manager (by electronic mail) 
Rodolfo Valladares, Assistant City Manager (by electronic mail) 
Kathy Winburn, Planning & Community Development Director (by electronic mail) 
Justin Tabor, AICP, Principal Planner (by electronic mail) 
Adam Hall, AICP, Principal Planner (by electronic mail) 
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City of Alachua 
MIKE DAROZA 
CITY MANAGER 

PLANNING & COMMUNITY DEVELOPMENT 
DIRECTOR KATHY WINBURN 

 

PO Box 9 
Alachua, Florida  32616-0009 

“The Good Life Community” 
www.cityofalachua.com 

Phone: (386) 418-6121 
Fax: (386) 418-6130 

 

August 15, 2024 
Submitted electronically to tara.howell@jbpro.com 

Tara Howell 
JBrown Professional Group, Inc. 
3530 NW 43rd Street 
Gainesville, Fl 32606 

Application #: PR24-0001 

RE: Project Assistance Team (PAT) Comments for Tolosa PD-R Amendment 

Dear Tara Howell, 

On July 31, 2024, the City of Alachua received your revised application for an amendment to 
the Tolosa Planned Development-Residential (PD-R), which proposes amending a portion of the 
PD-R to increase the allowed density in area “B” from 40 units to 60 units and decrease the 
allowed non-residential intensity in area “B” from 20,000 sq-ft to 0 sq-ft on a ± 50.5-acre 
subject property (tax parcel(s): 03130-004-000; 03130-007-001; 03130-008-000; 03130-009-
000; 03135-000-000; 03135-001-000). 

The application has been reviewed by the City’s Planning Assistance Team (PAT). Upon review 
of the application materials, the following insufficiencies must be addressed. A meeting may be 
scheduled upon request to review these comments. 

Please address all insufficiencies in writing and provide an indication as to how they have been 
addressed by 5:00 PM on Thursday, September 5, 2024. A total of three copies of the 
application package, plans, and a digital copy of all materials in PDF format on a CD or sent by 
emailing a Cloud/FTP link must be provided by this date. Upon receipt of your revised 
application, Staff will notify you of any remaining insufficiencies which must be resolved, if any, 
before the item may be scheduled for a public hearing before the Planning & Zoning Board. 
Please note that if Staff determines that the revised submission requires outside technical 
review by the City, your application may be delayed in order to allow for adequate review time. 
If all comments are addressed by the resubmission date above, the application may be 
scheduled for the October 2024, Planning & Zoning Board (PZB) Meeting. 

Address the following insufficiencies: 
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Deficiencies to be Addressed 
** Unless otherwise noted, references to code sections are to the City of Alachua Land 
Development Regulations ** 

1. Comprehensive Plan Consistency Analysis 
a. Tree mitigation is reviewed at the time of site plan, infrastructure plan, construction 

plans, or other development application reviews that constitute final development 
orders. Remove tree mitigation calculations from the application package. 

2. Concurrency Impact Analysis 
a. Revise the Public School Student Generation Calculation Form to include all 180 units 

of the PD-R. 
3. Miscellaneous 

a. Provide three, full sized hard copies of the Amended PD-R Master Plan on 24” x 36” 
sheets. 

 

If you have any questions regarding the information above, please contact me at (386) 418-6137 
or via email at ccrockett@cityofalachua.org. We look forward to receiving your revised 
application. 

Sincerely, 

 

 

Carson J. Crockett, AICP Candidate 
Planner 

 

CC: Kathy Winburn, Planning & Community Development Director (by electronic mail) 
Justin Tabor, AICP, Principal Planner (by electronic mail) 
Adam Hall, AICP, Principal Planner (by electronic mail) 
Project File 
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MIKE DAROZA 
CITY MANAGER 

PLANNING & COMMUNITY DEVELOPMENT 
DIRECTOR KATHY WINBURN 

 

PO Box 9 
Alachua, Florida  32616-0009 

“The Good Life Community” 
www.cityofalachua.com 

Phone: (386) 418-6121 
Fax: (386) 418-6130 

 

July 31, 2024 
Submitted electronically to tara.howell@jbpro.com 

Tara Howell 
JBrown Professional Group, Inc. 
3530 NW 43rd Street 
Gainesville, Fl 32606 

Application #: PR24-0001 

RE: Completeness Review for Tolosa PD-R Amendment 

Dear Tara Howell, 

On July 31, 2024, the City of Alachua received your revised application for an amendment to 
the Tolosa Planned Development-Residential (PD-R), which proposes amending a portion of the 
PD-R to increase the allowed density in area “B” from 40 units to 60 units and decrease the 
allowed non-residential intensity in area “B” from 20,000 sq-ft to 0 sq-ft on a ± 49.85-acres 
subject property (tax parcel(s): 03130-004-000; 03130-007-001; 03130-008-000; 03130-009-
000; 03135-000-000; 03135-001-000). 

According to Section 2.6.6 of the City’s Land Development Regulations (LDRs), upon receipt of 
an application, a completeness review shall be conducted to determine that the application 
contains all the necessary information and materials, is in proper form and of sufficient detail, 
and is accompanied by the appropriate fee. The Planning & Community Development 
Department has reviewed the aforementioned application for completeness and finds that the 
application is complete at this time. 

This determination is based solely on a preliminary review of your application for completeness. 
An in-depth review of the content of the application will be performed, and the findings 
transmitted to you under separate cover. Project Assistance Team (PAT) meetings will be 
scheduled for this application as needed. 
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If you have any questions regarding the information above, please contact me at (386) 418-6137 
or via email at ccrockett@cityofalachua.org. We look forward to receiving your revised 
application. 

Sincerely, 

 

 

Carson J. Crockett, AICP Candidate 
Planner 

CC: Kathy Winburn, Planning & Community Development Director (by electronic mail) 
Justin Tabor, AICP, Principal Planner (by electronic mail) 
Adam Hall, AICP, Principal Planner (by electronic mail) 
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MIKE DAROZA 
CITY MANAGER 

PLANNING & COMMUNITY DEVELOPMENT 
DIRECTOR KATHY WINBURN 

 

PO Box 9 
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Phone: (386) 418-6121 
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July 1, 2024 
Submitted electronically to tara.howell@jbpro.com 

Tara Howell 
JBrown Professional Group, Inc. 
3530 NW 43rd Street 
Gainesville, Fl 32606 

Application #: PR24-0001 

RE: Completeness Review for Tolosa PD-R Amendment 

Dear Tara Howell, 

On June 26, 2024, the City of Alachua received your application for an amendment to the 
Tolosa Planned Development-Residential (PD-R), which proposes amending a portion of the 
PD-R to increase the allowed density in area “B” from 40 units to 60 units and decrease the 
allowed non-residential intensity in area “B” from 20,000 sq-ft to 0 sq-ft on a ± 49.85-acres 
subject property (tax parcel(s): 03130-004-000; 03130-007-001; 03130-008-000; 03130-009-
000; 03135-000-000; 03135-001-000). 

According to Section 2.6.6 of the City’s Land Development Regulations (LDRs), upon receipt of 
an application, a completeness review shall be conducted to determine that the application 
contains all the necessary information and materials, is in proper form and of sufficient detail, 
and is accompanied by the appropriate fee. The Planning & Community Development 
Department has reviewed the aforementioned application for completeness and finds that the 
application is incomplete and that the following deficiencies must be addressed to begin the 
review of the application.  

In accordance with Section 2.2.6(B) of the LDRs, the applicant must correct the deficiencies and 
resubmit the application for completeness determination. Plans and application materials may 
be made available for return in order to revise and resubmit as needed. 

The time frame and cycle for review shall be based upon the date the application is determined 
to be complete. If the applicant fails to respond to the identified deficiencies within 45 calendar 
days, the application shall be considered withdrawn. Final day to resubmit materials is Thursday, 
August 15, 2024. 

Please note that if an additional completeness review is required, a resubmittal fee equal to 
10% of the application fee will be assessed for each additional completeness review and must 
be paid prior to further review of the application. 
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The comments below are based solely on a preliminary review of your application for 
completeness. An in-depth review of the content of the application will be performed, and the 
findings discussed at a Project Assistance Team (PAT) meeting, which will be scheduled after 
the application is determined to be complete. 

Deficiencies to be Addressed 
** Unless otherwise noted, references to code sections are to the City of Alachua Land 
Development Regulations ** 

1. Application Attachment #6, Mailing Labels. The provided mailing labels do not provide for 
all property owners within 400 feet of the entire PD-R. Provide mailing labels for property 
owners within 400 feet of the entire PD-R. 

2. Application Attachment #7, Neighborhood Meeting. Neighborhood meeting must be re-
noticed and re-held. See below deficiencies. 
a. Neighborhood meeting notices depict the meeting to be held June 20. The 

neighborhood meeting summary notes the meeting was held June 21. 
b. Neighborhood meeting summary does not list start or end times and does not list who 

from the hosting organization was in attendance. 
c. The mailing list of property owners within 400 feet appears to be based solely on the 

northwest portion of the PD-R. Property owners within 400 feet of the entire PD-R are 
required to be notified. Additionally, upon resubmittal, please provide the mailing list as 
a photo copy of the labels used, not on label paper. 

3. Application Attachment #8, Public School Student Generation Form. Provide filled in PDF 
of the Alachua Public School Student Generation Form. Staff has provided you with the 
fillable PDF via email as part of this communication. 

4. Application Attachment #10, Proof of Ownership. Proof of ownership for Parcel 03135-001-
000 is missing. Provide proof of ownership. 

5. Application Attachment #11, Proof of Payment of Taxes. Proof of payment of taxes for Parcel 
03135-001-000 is missing. Provide proof of payment of taxes. 

6. Application Attachment #12, Fee. Staff has initiated review of the requested fee reduction 
in accordance with Resolution 24-05. Staff will contact you once a determination has been 
rendered by the LDR Administrator. 

 
If you have any questions regarding the information above, please contact me at (386) 418-6137 
or via email at ccrockett@cityofalachua.org. We look forward to receiving your revised 
application. 

Sincerely, 

 

 

Carson J. Crockett, AICP Candidate 
Planner 

Page 67 of 168

mailto:ccrockett@cityofalachua.org


Page 3 

“The Good Life Community” 
www.cityofalachua.com  

CC: Kathy Winburn, Planning & Community Development Director (by electronic mail) 
Justin Tabor, AICP, Principal Planner (by electronic mail) 
Adam Hall, AICP, Principal Planner (by electronic mail) 
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03135,001,000

Tolosa North Amendment area. Entire PD-R 49.85 acres
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Neighborhood Workshop Summary For 
The PDR Amendment Application 

Of Alachua County Tax Parcel 03130- 007-001, 03130-004-000, 03135-
000-000, 03130-008-000, 03130-009-000, 03135-001-000 

 
The neighborhood workshop for the PDR Amendment Application was held on July 22, 
2024 @ 5:30 PM at the Swick House Cypress Room.  The workshop was noticed in 
Alachua County Today and mailers were sent out to the required property owners in 
advance of the workshop in accordance with City of Alachua regulations and 
requirements. Tara Howell of JBPro was in attendance to manage the workshop. 
 
The workshop began promptly at 5:30 PM. A PowerPoint Presentation containing visual 
references of the original approved Tolosa PDR layout and the proposed amendment to 
the PDR were available for attendees to view.  Tara Howell gave the presentation.  The 
following topics were discussed: 
 

1. The removal of nonresidential space 
2. The addition of 20 residential units 
3. Affordable Housing option 

 
The neighborhood meeting was adjourned at approximately 6:15 PM. The following 
items are attached to further document the Neighborhood Workshop. 
 

1. Meeting sign-in sheet 
2. Copy of the PowerPoint Presentation used for visual aid during the conference 
3. Copy of Newspaper Advertisement 
4. Copy of Public Notice Mailed 
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NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

JOHN POWER, CFC
ALACHUA COUNTY TAX COLLECTOR
PLEASE PAY IN U.S. FUNDS TO JOHN POWER, TAX COLLECTOR •  P.O. Box 44310 • Jacksonville, FL 32231-4310

NON-AD VALOREM ASSESSMENTS

TOTAL MILLAGE AD VALOREM TAXES

COMBINED TAXES AND ASSESSMENTSPAY ONLY ONE AMOUNT.

PROPERTY ADDRESS

MILLAGE CODE

P
lease R

e
tain this P

ortion for your R
eco

rds. R
e

ceip
t A

va
ilable O

nline.
ALATB15081F

ACCOUNT NUMBER

NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

SCAN TO PAY ONLINE

TAXING AUTHORITY EXEMPTION(S) TAXES LEVIEDASSESSED VALUEMILLAGE RATE TAXABLE VALUE

AD VALOREM TAXES

LEVYING AUTHORITY

NON-AD VALOREM ASSESSMENTS

UNIT

ACCOUNT NUMBER

WANT TO RECEIVE YOUR BILL ELECTRONICALLY NEXT YEAR?  VISIT 
www.AlachuaCollector.com AND SIGN UP FOR E-BILLS!

PAY ONLY ONE AMOUNT

PLEASE PAY

PROPERTY ADDRESS

$134.35

550 COUNTY FIRE SERVICES

$0.00

$0.00

1.000

$90.69

CITY OF ALACHUA

SCHOOL VOTED
SCHOOL GENERAL

SUWANNEE RIVER WATER MGT DIST
CHILDREN'S TRUST

LIBRARY GENERAL
COUNTY GENERAL

11/28/2023

SCHOOL DISCRNRY & CN
SCHOOL CAP PROJECT

2023  PAID REAL ESTATE

2023  PAID REAL ESTATE

1700

Varies

13038

7.6414

0.7480
3.1840

1.0339
1.5000

Paid

0.3113
5.9500

1.0000
0.4612

Nov 30, 2023

Nov 30, 2023

2,000
2,000
2,000
2,000

2,000
2,000
2,000
2,000

23-0040631

2,000

90.69

$128.98

15.28

BENTLEY TIMBER LLC
16860 SILVER OAK CIRCLE
DELRAY BEACH, FL    33445

BENTLEY TIMBER LLC
16860 SILVER OAK CIRCLE
DELRAY BEACH, FL    33445

UNASSIGNED LOCATION RE

UNASSIGNED LOCATION RE03130 009 000

03130 009 000

21.8298

COM SW COR NE1/4 OF SW1/4 E 435.78
FT POB N 66.86 TO S R/W SR 235 ELY
ALG R/W 18
See Additional Legal on Tax Roll

Receipt #

11.90
0.62
0.92
2.00
6.37
1.50
3.00
2.07

2,000
2,000

2,000
0

2,000
0

2,000
2,000

2,000
2,000 0

0
0

0
0
0
0

$43.66

2,000
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NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

JOHN POWER, CFC
ALACHUA COUNTY TAX COLLECTOR
PLEASE PAY IN U.S. FUNDS TO JOHN POWER, TAX COLLECTOR •  P.O. Box 44310 • Jacksonville, FL 32231-4310

NON-AD VALOREM ASSESSMENTS

TOTAL MILLAGE AD VALOREM TAXES

COMBINED TAXES AND ASSESSMENTSPAY ONLY ONE AMOUNT.

PROPERTY ADDRESS

MILLAGE CODE

P
lease R

e
tain this P

ortion for your R
eco

rds. R
e

ceip
t A

va
ilable O

nline.
ALATB15081F

ACCOUNT NUMBER

NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

SCAN TO PAY ONLINE

TAXING AUTHORITY EXEMPTION(S) TAXES LEVIEDASSESSED VALUEMILLAGE RATE TAXABLE VALUE

AD VALOREM TAXES

LEVYING AUTHORITY

NON-AD VALOREM ASSESSMENTS

UNIT

ACCOUNT NUMBER

WANT TO RECEIVE YOUR BILL ELECTRONICALLY NEXT YEAR?  VISIT 
www.AlachuaCollector.com AND SIGN UP FOR E-BILLS!

PAY ONLY ONE AMOUNT

PLEASE PAY

PROPERTY ADDRESS

$114.71

550 COUNTY FIRE SERVICES

$0.00

$0.00

1.000

$90.69

CITY OF ALACHUA

SCHOOL VOTED
SCHOOL GENERAL

SUWANNEE RIVER WATER MGT DIST
CHILDREN'S TRUST

LIBRARY GENERAL
COUNTY GENERAL

11/28/2023

SCHOOL DISCRNRY & CN
SCHOOL CAP PROJECT

2023  PAID REAL ESTATE

2023  PAID REAL ESTATE

1700

Varies

13032

7.6414

0.7480
3.1840

1.0339
1.5000

Paid

0.3113
5.9500

1.0000
0.4612

Nov 30, 2023

Nov 30, 2023

1,100
1,100
1,100
1,100

1,100
1,100
1,100
1,100

23-0040631

1,100

90.69

$110.12

8.41

BENTLEY TIMBER LLC
16860 SILVER OAK CIRCLE
DELRAY BEACH, FL    33445

BENTLEY TIMBER LLC
16860 SILVER OAK CIRCLE
DELRAY BEACH, FL    33445

UNASSIGNED LOCATION RE

UNASSIGNED LOCATION RE03130 004 000

03130 004 000

21.8298

COM SW COR OF NE1/4 OF SW1/4 RUN E
174.89 FT POB N 53 FT E 100 FT S 100 FT
W 100
See Additional Legal on Tax Roll

Receipt #

6.55
0.34
0.51
1.10
3.50
0.82
1.65
1.14

1,100
1,100

1,100
0

1,100
0

1,100
1,100

1,100
1,100 0

0
0

0
0
0
0

$24.02

1,100
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NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

JOHN POWER, CFC
ALACHUA COUNTY TAX COLLECTOR
PLEASE PAY IN U.S. FUNDS TO JOHN POWER, TAX COLLECTOR •  P.O. Box 44310 • Jacksonville, FL 32231-4310

NON-AD VALOREM ASSESSMENTS

TOTAL MILLAGE AD VALOREM TAXES

COMBINED TAXES AND ASSESSMENTSPAY ONLY ONE AMOUNT.

PROPERTY ADDRESS

MILLAGE CODE

P
lease R

e
tain this P

ortion for your R
eco

rds. R
e

ceip
t A

va
ilable O

nline.
ALATB15081F

ACCOUNT NUMBER

NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

SCAN TO PAY ONLINE

TAXING AUTHORITY EXEMPTION(S) TAXES LEVIEDASSESSED VALUEMILLAGE RATE TAXABLE VALUE

AD VALOREM TAXES

LEVYING AUTHORITY

NON-AD VALOREM ASSESSMENTS

UNIT

ACCOUNT NUMBER

WANT TO RECEIVE YOUR BILL ELECTRONICALLY NEXT YEAR?  VISIT 
www.AlachuaCollector.com AND SIGN UP FOR E-BILLS!

PAY ONLY ONE AMOUNT

PLEASE PAY

PROPERTY ADDRESS

$121.27

550 COUNTY FIRE SERVICES

$0.00

$0.00

1.000

$90.69

CITY OF ALACHUA

SCHOOL VOTED
SCHOOL GENERAL

SUWANNEE RIVER WATER MGT DIST
CHILDREN'S TRUST

LIBRARY GENERAL
COUNTY GENERAL

11/28/2023

SCHOOL DISCRNRY & CN
SCHOOL CAP PROJECT

2023  PAID REAL ESTATE

2023  PAID REAL ESTATE

1700

Varies

108048

7.6414

0.7480
3.1840

1.0339
1.5000

Paid

0.3113
5.9500

1.0000
0.4612

Nov 30, 2023

Nov 30, 2023

1,400
1,400
1,400
1,400

1,400
1,400
1,400
1,400

23-0040631

1,400

90.69

$116.42

10.70

BENTLEY TIMBER LLC
16860 SILVER OAK CIRCLE
DELRAY BEACH, FL    33445

BENTLEY TIMBER LLC
16860 SILVER OAK CIRCLE
DELRAY BEACH, FL    33445

UNASSIGNED LOCATION RE

UNASSIGNED LOCATION RE03130 007 001

03130 007 001

21.8298

COM SW COR NE1/4 OF SW1/4 POB E
217.89 FT N TO N LINE NE1/4 OF SW1/4
W 223.36 FT
See Additional Legal on Tax Roll

Receipt #

8.33
0.44
0.65
1.40
4.46
1.05
2.10
1.45

1,400
1,400

1,400
0

1,400
0

1,400
1,400

1,400
1,400 0

0
0

0
0
0
0

$30.58

1,400
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NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

JOHN POWER, CFC
ALACHUA COUNTY TAX COLLECTOR
PLEASE PAY IN U.S. FUNDS TO JOHN POWER, TAX COLLECTOR •  P.O. Box 44310 • Jacksonville, FL 32231-4310

NON-AD VALOREM ASSESSMENTS

TOTAL MILLAGE AD VALOREM TAXES

COMBINED TAXES AND ASSESSMENTSPAY ONLY ONE AMOUNT.

PROPERTY ADDRESS

MILLAGE CODE

P
lease R

e
tain this P

ortion for your R
eco

rds. R
e

ceip
t A

va
ilable O

nline.
ALATB15081F

ACCOUNT NUMBER

NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

SCAN TO PAY ONLINE

TAXING AUTHORITY EXEMPTION(S) TAXES LEVIEDASSESSED VALUEMILLAGE RATE TAXABLE VALUE

AD VALOREM TAXES

LEVYING AUTHORITY

NON-AD VALOREM ASSESSMENTS

UNIT

ACCOUNT NUMBER

WANT TO RECEIVE YOUR BILL ELECTRONICALLY NEXT YEAR?  VISIT 
www.AlachuaCollector.com AND SIGN UP FOR E-BILLS!

PAY ONLY ONE AMOUNT

PLEASE PAY

PROPERTY ADDRESS

$467.63

550 COUNTY FIRE SERVICES

$0.00

$0.00

1.000

$90.69

CITY OF ALACHUA

SCHOOL VOTED
SCHOOL GENERAL

SUWANNEE RIVER WATER MGT DIST
CHILDREN'S TRUST

LIBRARY GENERAL
COUNTY GENERAL

11/28/2023

SCHOOL DISCRNRY & CN
SCHOOL CAP PROJECT

2023  PAID REAL ESTATE

2023  PAID REAL ESTATE

1700

Varies

13036

7.6414

0.7480
3.1840

1.0339
1.5000

Paid

0.3113
5.9500

1.0000
0.4612

Nov 30, 2023

Nov 30, 2023

50,000
50,000

3,594
3,594

3,594
3,594

50,000
50,000

23-0040631

3,594

90.69

$448.92

27.46

BENTLEY TIMBER LLC
16860 SILVER OAK CIRCLE
DELRAY BEACH, FL    33445

BENTLEY TIMBER LLC
16860 SILVER OAK CIRCLE
DELRAY BEACH, FL    33445

UNASSIGNED LOCATION RE

UNASSIGNED LOCATION RE03130 008 000

03130 008 000

21.8298

COM SW COR OF NE1/4 OF SW1/4 E
413.9 FT POB N 66.13 FT W 195.74 FT
SLY 15 FT M/L
See Additional Legal on Tax Roll

Receipt #

21.38
1.12
1.66

50.00
159.20

37.40
75.00

3.72

50,000
50,000

3,594
0

3,594
0

3,594
3,594

50,000
50,000 0

0
0

0
0
0
0

$376.94

3,594
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NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

JOHN POWER, CFC
ALACHUA COUNTY TAX COLLECTOR
PLEASE PAY IN U.S. FUNDS TO JOHN POWER, TAX COLLECTOR •  P.O. Box 44310 • Jacksonville, FL 32231-4310

NON-AD VALOREM ASSESSMENTS

TOTAL MILLAGE AD VALOREM TAXES

COMBINED TAXES AND ASSESSMENTSPAY ONLY ONE AMOUNT.

PROPERTY ADDRESS

MILLAGE CODE

P
lease R

e
tain this P

ortion for your R
eco

rds. R
e

ceip
t A

va
ilable O

nline.
ALATB15081F

ACCOUNT NUMBER

NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

SCAN TO PAY ONLINE

TAXING AUTHORITY EXEMPTION(S) TAXES LEVIEDASSESSED VALUEMILLAGE RATE TAXABLE VALUE

AD VALOREM TAXES

LEVYING AUTHORITY

NON-AD VALOREM ASSESSMENTS

UNIT

ACCOUNT NUMBER

WANT TO RECEIVE YOUR BILL ELECTRONICALLY NEXT YEAR?  VISIT 
www.AlachuaCollector.com AND SIGN UP FOR E-BILLS!

PAY ONLY ONE AMOUNT

PLEASE PAY

PROPERTY ADDRESS

$77.28

710 BOCC SOLID WASTE MGMT

$0.00

$0.00

1.000

$25.27

CITY OF ALACHUA

SCHOOL VOTED
SCHOOL GENERAL

SUWANNEE RIVER WATER MGT DIST
CHILDREN'S TRUST

LIBRARY GENERAL
COUNTY GENERAL

11/28/2023

SCHOOL DISCRNRY & CN
SCHOOL CAP PROJECT

2023  PAID REAL ESTATE

2023  PAID REAL ESTATE

1700

@ 25.2700

13126

7.6414

0.7480
3.1840

1.0339
1.5000

Paid

0.3113
5.9500

1.0000
0.4612

Nov 30, 2023

Nov 30, 2023

2,383
2,383
2,383
2,383

2,383
2,383
2,383
2,383

23-0040631

2,383

25.27

$74.19

18.21

BENTLEY TIMBER LLC
16860 SILVER OAK CIRCLE
DELRAY BEACH, FL    33445

BENTLEY TIMBER LLC
16860 SILVER OAK CIRCLE
DELRAY BEACH, FL    33445

UNASSIGNED LOCATION RE

UNASSIGNED LOCATION RE03135 000 000

03135 000 000

21.8298

SE1/4 OF SW1/4 ALSO NEWNANSVILLE
IN SE1/4 BLK 1 RG 4 & BLK 1 RG 5 EAST
OF PUBLIC
See Additional Legal on Tax Roll

Receipt #

14.18
0.74
1.10
2.38
7.59
1.78
3.57
2.46

2,383
2,383

2,383
0

2,383
0

2,383
2,383

2,383
2,383 0

0
0

0
0
0
0

$52.01

2,383
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NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

JOHN POWER, CFC
ALACHUA COUNTY TAX COLLECTOR
PLEASE PAY IN U.S. FUNDS TO JOHN POWER, TAX COLLECTOR •  P.O. Box 44310 • Jacksonville, FL 32231-4310

NON-AD VALOREM ASSESSMENTS

TOTAL MILLAGE AD VALOREM TAXES

COMBINED TAXES AND ASSESSMENTSPAY ONLY ONE AMOUNT.

PROPERTY ADDRESS

MILLAGE CODE

P
lease R

e
tain this P

ortion for your R
eco

rds. R
e

ceip
t A

va
ilable O

nline.
ALATB15081F

ACCOUNT NUMBER

NOTICE OF AD VALOREM TAXES AND NON-AD VALOREM ASSESSMENTS

SCAN TO PAY ONLINE

TAXING AUTHORITY EXEMPTION(S) TAXES LEVIEDASSESSED VALUEMILLAGE RATE TAXABLE VALUE

AD VALOREM TAXES

LEVYING AUTHORITY

NON-AD VALOREM ASSESSMENTS

UNIT

ACCOUNT NUMBER

WANT TO RECEIVE YOUR BILL ELECTRONICALLY NEXT YEAR?  VISIT 
www.AlachuaCollector.com AND SIGN UP FOR E-BILLS!

PAY ONLY ONE AMOUNT

PLEASE PAY

PROPERTY ADDRESS

$341.27

$0.00

$0.00

$0.00

CITY OF ALACHUA

SCHOOL VOTED
SCHOOL GENERAL

SUWANNEE RIVER WATER MGT DIST
CHILDREN'S TRUST

LIBRARY GENERAL
COUNTY GENERAL

11/14/2023

SCHOOL DISCRNRY & CN
SCHOOL CAP PROJECT

2023  PAID REAL ESTATE

2023  PAID REAL ESTATE

1700

503948

7.6414

0.7480
3.1840

1.0339
1.5000

Paid

0.3113
5.9500

1.0000
0.4612

Nov 30, 2023

Nov 30, 2023

15,633
15,633
15,633
15,633

15,633
15,633
15,633
15,633

23-0018684

15,633

$327.62

119.46

3RD GENERATION DEVELOPER LLC
C/O WILLIAM WESEMAN
1778 SW 154TH ST
NEWBERRY, FL    32669

3RD GENERATION DEVELOPER LLC
C/O WILLIAM WESEMAN
1778 SW 154TH ST
NEWBERRY, FL    32669

UNASSIGNED LOCATION RE

UNASSIGNED LOCATION RE03135 001 000

03135 001 000

21.8298

COM SE COR OF SE1/4 OF SEC POB S 89
DEG 09 MIN 40 SEC W 1496.09 FT N 00
DEG 06 M
See Additional Legal on Tax Roll

Receipt #

93.02
4.87
7.21

15.63
49.78
11.69
23.45
16.16

15,633
15,633

15,633
0

15,633
0

15,633
15,633

15,633
15,633 0

0
0

0
0
0
0

$341.27

15,633
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(check all that apply) 

Exempt (See exemptions on page 2) 

Elementary Middle High 

age 1 

Student Generation is calculated based on the type of residential development and the type of schools. The number 
of student stations (by school type - Elementary, Middle and High School) used for calculating the school concurrency impacts 
is equal to the number of dwelling units by housing type multiplied by the student generation multiplier (for housing type & 
school type) established by the School Board. Calculations are rounded to the nearest whole number. Student Generation for 
each school type is calculated individually to assess the impact on the School Concurrency Service Area (SCSA) for 
each school type (Elementary, Middle and High School).

Based on the project location, please identify the corresponding School Concurrency Service Areas for each school 
type. Maps of the SCSAs  Alachua Count . 

SCHOOL CONCURRENCY SERVICE AREAS (SCSA) 

Tolosa North 7-23-2024

Tolosa North PD Amendment

Adding 40 residential units to existing PD to total 180 residential units and removing commercial

no 911 assigned

See parcel numbers below

03130-007-001, 03130-004-000, 03135-000-000, 03130-008-00, 

03130-009-000, 03135-001-000

49.85 for entire PD, 7.52 for amendment

180

Northwest Alachua Mebane Santa Fe
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SINGLE FAMILY RESIDENTIAL DEVELOPMENT STUDENT GENERATION CALCULATIONS 

ELEMENTARY 

MIDDLE 

HIGH 

units X 0.1  Elementary School Multiplier    

units X 0.0   Middle School Multiplier    

units X 0.0   High School Multiplier 

MULTI FAMILY RESIDENTIAL DEVELOPMENT STUDENT GENERATION CALCULATIONS 

ELEMENTARY 

MIDDLE 

HIGH 

units X 0.0  Elementary School Multiplier   

units X 0.03  Middle School Multiplier 

units X 0.03  High School Multiplier 

Student Stations

Student Stations  

Student Stations 

EXEMPT DEVELOPMENTS (click all that apply) 

  

PROPERTY OWNER 

Page 2 

 

Student Stations

Student Stations  

Student Stations 

180 21.6

180 10.8

180 16.2

Tara Howell - JBPro Bentley Timber

3530 NW 43rd Street

Gainesville, Fl

352-375-8999

tara.howell@jbpro.com

16860 Silver Oak Circle

Delray Beach, Fl 33445

305-785-1955

davidfisher@outlook.com
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CERTIFICATION 

PROJECT NAME : PROJECT #: 

This application for a determination of the adequacy of public schools to accommodate the 
public school students generated by the subject development has been reviewed for 
compliance with the school concurrency management program and in accordance with the 
ILA. The following determinations have been made: 

Approved based upon the following findings

Elementary SCSA 

Middle SCSA 

High SCSA 

 

  

Capacity Available   

Capacity Available in  yrs   

Capacity Available in    

Capacity Available   

Capacity Available in  yrs    

Capacity Available in  

Capacity Available   

Capacity Available in  yrs    

Capacity Available in  

Capacity Required

Capacity Required

Tolosa North

Page 150 of 168



 
 

 
 Page  1  

 

       Legislation                                       Ordinance 25-01 

City of Alachua 

 
  ORDINANCE 25-01 

AN ORDINANCE OF THE CITY OF ALACHUA, FLORIDA, RELATING TO THE 
AMENDMENT OF THE TOLOSA PLANNED DEVELOPMENT-RESIDENTIAL (“PD-
R”); AMENDING SECTION 3, DEVELOPMENT PARAMETERS, OF ORIDNANCE 19-
28; AMENDING SHEET C2.0 OF THE PD MASTER PLAN; REPEALING ALL 
ORDINANCES IN CONFLICT; PROVIDING SEVERABILITY; AND PROVIDING AN 
EFFECTIVE DATE. 
  

R E C I T A L S 

WHEREAS, the City Commission of the City of Alachua, Florida adopted Ordinance 19-28 upon second 
reading on June 24, 2019, establishing a PD-R zone district on the subject property, the legal description for which is 
attached hereto as Exhibit “A” and is herein referred to as the “Property”; and, 

WHEREAS, Ordinance 19-28 establishes development parameters for the PD-R zone district, approves the 
PD Master Plan, and adopts a valid Planned Development Agreement; and, 

WHEREAS, an application for an amendment to an existing Planned Development (“PD”) in the City known 
as Tolosa Planned Development-Residential (“PD-R” or “Project”), as described below, has been filed with the City 
by 3rd Generation Developer, LLC and Bentley Timber LLC, (“Owners”); and  

WHEREAS, the Owners desire to amend the PD-R to increase the permitted maximum of 160 residential 
units to 180 residential units and decrease the permitted maximum of non-residential floorspace from 22,000 square 
feet to 2,000 square feet on the Property (“Amendment”); and 

WHEREAS, the City advertised a public hearing to be held before the Planning and Zoning Board, sitting 
as the Local Planning Agency (“LPA”), _________; and 

WHEREAS, the LPA conducted a quasi-judicial public hearing on the proposed Amendment on  
________, and the LPA reviewed and considered all comments received during the public hearing concerning the 
proposed Amendment and made its recommendation to the City Commission; and 

WHEREAS, the City advertised public hearings to be held before the City Commission on ______ and 
_______; and, 

WHEREAS, the City Commission conducted quasi-judicial public hearings on the proposed Amendment 
on ________ , and __________, and provided for and received public participation at both public hearings; and 

WHEREAS, the City Commission has determined and found the proposed Amendment to be consistent 
with the City’s Comprehensive Plan and the City’s Land Development Regulations (“LDRs”); and 

WHEREAS, for reasons set forth in this ordinance that is hereby adopted and incorporated as findings of 
fact, the Alachua City Commission finds and declares that the enactment of this Amendment is in the furtherance of 
the public health, safety, morals, order, comfort, convenience, appearance, prosperity, or general welfare. 
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       Legislation                                       Ordinance 25-01 

City of Alachua 

  

NOW THEREFORE BE IT ORDAINED BY THE CITY COMMISSION OF THE CITY OF 
ALACHUA, FLORIDA. 

Section 1.   Findings of Fact and Conclusions of Law  

1. The above recitals are true and correct and are incorporated herein by reference. 
2. The proposed Amendment is in compliance with the City’s LDRs. 
3. The proposed Amendment will not cause a reduction in the adopted level of service standards for 

transportation, water, sewer, waste, stormwater, recreation, and public schools. 
 

Section 2.   PD Master Plan Amended 
 

Sheet C2.0 of the PD Master Plan adopted concurrent with the approval of Ordinance 19-28 is amended to 
be as shown in Exhibit “C” to permit for a maximum potential development of 60 dwelling units and zero square feet 
of nonresidential in Development Area ‘B’. 

 
Section 3.   Ordinance 19-28 Amended 
 

The development parameters for the PD-R adopted by Ordinance 19-28 are amended to permit for a 
maximum potential development of 60 dwelling units and zero square feet of nonresidential in Development Area ‘B’ 
as follows (text that is underlined is to be added and text that is shown as strikethrough is to be removed): 

1. The development shall consist of single-family and multiple-family residential development, community 
recreation, non-residential uses and stormwater/open space development areas as shown on the PD 
Master Plan. The density, intensity, allowable uses, acreage, and dimensional standards, where 
applicable, for each Development Area are as follows: 

Maximum 
Development  

Area & 
Density/ 
Intensity 

Allowable Uses 
Maximum 
Potential 

Development 
Acres Dimensional Standards 

Percentage   
of PD 

Development 
Area ‘B’  

 
4du/acre 
.75 FAR 

Single Family 
Detached 
Residential; Single 
Family Attached 
Residential; 
Multiple Family 
Residential; 
Daycare; Religious 
Institutions; 
Restaurants without 
a Drive-Through; 
Community 
Buildings/ 
Clubhouse; 

40 dwelling units 
20,000 square feet 

nonresidential 
60 dwelling units 

±3.75 

 
 

Minimum Lot Area 
800 square feet   
 

Minimum Lot Width 
20 feet  
 
Minimum Lot Depth  
40 feet  
 

Setbacks 
Front (Primary) = 0’ 
Front (Secondary) = 0’ 
Side = 0’ 

±7.40% 
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       Legislation                                       Ordinance 25-01 

City of Alachua 

Maximum 
Development  

Area & 
Density/ 
Intensity 

Allowable Uses 
Maximum 
Potential 

Development 
Acres Dimensional Standards 

Percentage   
of PD 

Professional Office; 
Neighborhood 
Recreation Center; 
Commercial 
Recreation, Indoor 

Rear=0’  
 

Maximum Building Height 
45 feet 
 

Maximum Lot Coverage 
90% 
 
Arterial Street Building Setback 
75’ from ROW Centerline of SR 
235 
 

Minimum Living Area 
750 square feet (per dwelling unit) 

 

Section 4.   Remain in Effect 
 

All other requirements, conditions, and development parameters of Ordinance 19-28, the PD Master Plan, 
and the valid Planned Development Agreement as originally adopted shall remain as originally adopted. If there is 
any inconsistency between the terms of Ordinance 19-28 and this Ordinance 25-01, the terms of this Ordinance 25-
01 shall govern. 

Section 5.  Ordinance to be Construed Liberally 

 This ordinance shall be liberally construed in order to effectively carry out the purposes hereof which are 
deemed to be in the best interest of the public health, safety, and welfare of the citizens and residents of Alachua, 
Florida. 

Section 6.  Repealing Clause 

All ordinances or parts of ordinances in conflict with this ordinance are, to the extent they conflict with this 
ordinance, repealed. 

Section 7.  Providing for Severability 

 It is the declared intent of the Alachua City Commission that, if any section, sentence, clause, phrase, 
or provision of this ordinance is for any reason held or declared to be unconstitutional, void, or inoperative by a court 
or agency of competent jurisdiction, such holding of invalidity or unconstitutionality shall not affect the remaining 
provisions of this ordinance and the remainder of this ordinance, after the exclusion of such part or parts, shall be 
deemed to be valid. 
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       Legislation                                       Ordinance 25-01 

City of Alachua 

 

Section 8.  Effective Date   

This Ordinance shall be effective upon its passage and adoption on the second and final reading. 

PASSED on first reading on the _____ day of ______.  

PASSED and DULY ADOPTED, in regular session, with a quorum present and voting, by the City Commission, 
upon second reading this _______ day of ________. 

 

 CITY COMMISSION OF THE  
                CITY OF ALACHUA, FLORIDA 
 
 
 

                     Gib Coerper, Mayor   
                   SEAL 

 

 

 

 ATTEST:              APPROVED AS TO FORM  

 

Mike DaRoza , City Manager/Clerk                               Marian B. Rush, City Attorney 
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       Legislation                                       Ordinance 25-01 

City of Alachua 

 

EXHIBIT “A” 

Tax Parcel Numbers 03135-000-000, 03130-004-000, 03130-007-001, 03130-008-000 and 
03130-009-000 

LEGAL DESCRIPTION:  
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       Legislation                                       Ordinance 25-01 

City of Alachua 

 

EXHIBIT “B” 
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       Legislation                                       Ordinance 25-01 

City of Alachua 

 

EXHIBIT “C” 
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