
 

 

 
Mayor Walter Welch 
Vice Mayor Shirley Green Brown 
Commissioner Jacob Fletcher 
Commissioner Jennifer Ringersen 
Commissioner Dayna Williams 
  

City Manager Rodolfo Valladares 
City Attorney Scott Walker 

The City Commission will conduct a 
Regular City Commission Meeting 

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

 
Meeting Date: March 9, 2026 

 
Meeting Location: James A. Lewis City Commission Chambers 

15100  NW  142 Terrace 
Alachua, FL 32615 

   
City Commission 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. 
In accordance with Section 286.26, Florida Statutes, persons with disabilities needing 
special accommodations to participate in this meeting should contact the Mayor, 
through the City Clerk’s office, no later than 5:00 P.M. on the day prior to the meeting.  
CALL TO ORDER 

INVOCATION 

PLEDGE TO THE FLAG 

APPROVAL OF THE AGENDA 

APPROVE READING OF PROPOSED ORDINANCES AND RESOLUTIONS BY TITLE 
ONLY 

I. SPECIAL PRESENTATIONS 

 A) W.W. IRBY ELEMENTARY SCHOOL STUDENT PERFORMING ARTS 
APPRECIATION 

 B) THEATRE PARK – PROJECT SUMMARY 
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 C) UPDATE ON EVALUATION OF LIVE STREAMING FOR CITY COMMISSION 
MEETINGS 

II. COMMENTS FROM CITIZENS ON SUBJECTS NOT ON THE AGENDA 
(Please Limit to 3 Minutes. Any citizen who is unable to speak at this time will have an 
opportunity to speak at the end of the meeting) 

III. COMMITTEE REPORTS/COMMITTEE APPOINTMENTS/CITY ANNOUNCEMENTS 

IV. PUBLIC HEARINGS AND ORDINANCES 
(Presentations, other than the applicant, please limit to 3 Minutes) 

 A) ORDINANCE 26-04 | ALACHUA SANTA FE CROSSINGS, PHASE 2 - A REQUEST 
BY PROFESSIONAL ENGINEERING CONSULTANTS, LLC APPLICANT AND 
AGENT FOR ALACHUA 441/235, LLC C/O V3 CAPITAL GROUP, LLC, PROPERTY 
OWNERS, FOR CONSIDERATION OF AN AMENDMENT TO THE CITY OF 
ALACHUA FUTURE LAND USE MAP (FLUM). THE PROPOSED AMENDMENT 
WOULD CHANGE THE FUTURE LAND USE DESIGNATION OF A +/- 4.17– ACRE 
SUBJECT PROPERTY FROM AGRICULTURE TO COMMERCIAL. THE SUBJECT 
PROPERTY IS ALACHUA COUNTY TAX PARCEL 03042-052-007. EXISTING FLU: 
AGRICULTURE; PROPOSED FLU: COMMERCIAL (LEGISLATIVE HEARING, 
FIRST READING).  

 B) ORDINANCE 26-05 | ALACHUA SANTA FE CROSSINGS, PHASE 2 - A REQUEST 
BY PROFESSIONAL ENGINEERING CONSULTANTS, LLC APPLICANT AND 
AGENT FOR ALACHUA 441/235, LLC C/O V3 CAPITAL GROUP, LLC, PROPERTY 
OWNERS, FOR CONSIDERATION OF A SITE-SPECIFIC AMENDMENT TO THE 
OFFICIAL ZONING ATLAS (REZONING). THE PROPOSED AMENDMENT 
WOULD CHANGE THE ZONING DISTRICT OF A +/- 4.17– ACRE SUBJECT 
PROPERTY FROM AGRICULTURAL (A) TO COMMERCIAL INTENSIVE (CI). THE 
SUBJECT PROPERTY IS ALACHUA COUNTY TAX PARCEL 03042-052-007. 
EXISTING ZONING: AGRICULTURAL; PROPOSED ZONING: COMMERCIAL 
INTENSIVE (CI) (QUASI-JUDICIAL HEARING, FIRST READING). 

V. AGENDA ITEMS 

 A) RESOLUTION 26-04: AMENDING THE FISCAL YEAR 2025-2026 GENERAL FUND 
BUDGET FOR THE RECEIPT OF UNANTICIPATED REVENUE; INCREASING 
THE GENERAL FUND ALACHUA POLICE DEPARTMENT BUDGET TO 
APPROPRIATE REVENUE AND EXPENSES RELATED TO AN EDWARD BYRNE 
MEMORIAL JUSTICE ASSISTANCE GRANT AWARD RECEIVED FROM THE 
FLORIDA DEPARTMENT OF LAW ENFORCEMENT. 

 B) AMENDED & RESTATED POWER PURCHASE AGREEMENT AND AMENDED & 
RESTATED LICENSE AGREEMENT – ALACHUA SOLAR ENERGY I, LLC 

 C) CLEATHER HATHCOCK COMMUNITY CENTER – EXISTING FACILITY UPDATE 

VI. COMMENTS FROM CITIZENS ON SUBJECTS NOT ON THE AGENDA 
(Please Limit to 3 Minutes. Any citizen who did not speak during the Citizen Comments 
period at the beginning of the meeting may do so at this time.) 

VII. COMMENTS FROM CITY MANAGER AND CITY ATTORNEY 
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VIII. COMMISSION COMMENTS/DISCUSSION 

ADJOURN 

CONSENT AGENDA 
Consent Agenda items represent routine City operations and business. These items are approved at the 
beginning of the Regular City Commission meeting upon approval of the meeting agenda. 
  
 A) LAW ENFORCEMENT COMMEMORATIVE SERVICE AWARD 
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Commission Agenda 
Item 

 
MEETING DATE: March 9, 2026 
SUBJECT: W.W. Irby Elementary School Student Performing Arts Appreciation 
PREPARED BY: LeAnne Williams, Deputy City Clerk 
RECOMMENDED ACTION: 
Receive the presentation. 
 

Summary 
Performing arts offer a human connection like no other. It is a way of expressing thoughts and 
emotions through various mediums.  Tonight, the W.W. Irby Elementary Chorus will perform 
Peace Like a River by Horatio Spafford in 1873 and Shake the Papaya Down by Ruth E. Dwyer 
and Judith Waller.  
 

FINANCIAL IMPACT 
 
 

ADDITIONAL FINANCIAL INFORMATION 
 
 

COMMISSION GOALS  

 

ATTACHMENTS 
None 
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Commission Agenda 
Item 

 
MEETING DATE: March 9, 2026 
SUBJECT: Theatre Park – Project Summary 
PREPARED BY: 

 

RECOMMENDED ACTION: 
Receive the staff presentation on Theatre Park. 
 

Summary 
Theatre Park is a valued community space that serves as a venue for public gatherings, 
performances, and recreational use. As part of the City’s ongoing efforts to enhance public 
amenities and improve park infrastructure, Theatre Park was identified as an opportunity for 
improvements and enhancements.  Staff will present project summary. 
 

FINANCIAL IMPACT 
 
 

ADDITIONAL FINANCIAL INFORMATION 
 
 

ATTACHMENTS 
None 
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Commission Agenda 
Item 

 
MEETING DATE: March 9, 2026 
SUBJECT: Update on Evaluation of Live Streaming for City Commission Meetings 
PREPARED BY: Rodolfo Valladares 
RECOMMENDED ACTION: 
Receive the staff presentation. 
 

Summary 
The City currently provides public access to City Commission meetings through in-person 
attendance. Recordings of meetings are available to the public upon request. To enhance 
accessibility, staff is evaluating options to provide live streaming access for City Commission 
meetings. 
 
Staff will present an overview of actions taken to date regarding the exploration of live-
streaming capabilities. The presentation will include information on equipment requirements, 
software platform options, accessibility considerations (including closed captioning), estimated 
costs, and a potential implementation timeline. The discussion will focus on expanding public 
access while ensuring system reliability, security, and compliance with applicable state and 
federal standards. 
 

FINANCIAL IMPACT 
TBD 
 

ADDITIONAL FINANCIAL INFORMATION 
 
 

ATTACHMENTS 
None 
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Board Agenda 
Item 

 
MEETING DATE: March 9, 2026 
SUBJECT: Ordinance 26-04 | Alachua Santa Fe Crossings, Phase 2 - A request by 

Professional Engineering Consultants, LLC applicant and agent for Alachua 
441/235, LLC c/o V3 Capital Group, LLC, property owners, for consideration of 
an amendment to the City of Alachua Future Land Use Map (FLUM). The 
proposed amendment would change the future land use designation of a +/- 
4.17– acre subject property from Agriculture to Commercial. The subject 
property is Alachua County Tax Parcel 03042-052-007. Existing FLU: 
Agriculture; Proposed FLU: Commercial (Legislative Hearing, first reading).  

PREPARED BY: Bryan Thomas 
RECOMMENDED ACTION: 
Staff recommends that the City Commission find the Small-Scale Comprehensive Plan 
Amendment submitted by Professional Engineering Consultants, LLC, on behalf of Alachua 
441/235, LLC, to be consistent with the City of Alachua Comprehensive Plan and (1) approve 
Ordinance 26-04 upon first reading and (2) schedule second and final reading for March 23, 
2026. 
 
Recommended Motion:  I move that, based upon the competent substantial evidence, the 
presentation before this Commission, and Staff's recommendation, this Commission finds the 
application for a Small-Scale Comprehensive Plan Amendment for Professional Engineering 
Consultants, LLC, on behalf of Alachua 441/235, LLC to be consistent with the City of Alachua 
Comprehensive Plan and (1) approve Ordinance 26-04 upon first reading and (2) schedule 
second and final reading for March 23, 2026. 
 

Summary 
This application is a request by R. Scott Batterson, PE (applicant/agent) on behalf of Alachua 
441/205, LLC (property owners) for consideration of an amendment to the City of Alachua 
Future Land Use Map (FLUM). The proposed amendment would change the future land use 
designation from Agriculture to Commercial on a + 4.17-acre subject property with tax parcel 
number 03042-052-007. 
 
The applicant has submitted a companion application for a site-specific amendment to the 
Official Zoning Atlas (rezoning), which proposes to amend the zoning of the subject property 
from Agricultural (A) to Commercial Intensive (CI). 
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Existing Future Land Use Designation  
Objective 1.1 and Policies 1.1.a – 1.1.d of the Future Land Use Element (FLUE) establish the 
Agriculture land use category. Objective 1.1. states that the Agriculture land use category is 
established in order to maintain agriculture operations within the city limits as well as preserve 
the rural character and small-town charm of Alachua. Permitted uses within the Agriculture 
land use category are established in Policies 1.1.a – 1.1.d of the FLUE, and include: residential 
uses such as single family detached dwelling units, manufactured homes, accessory dwelling 
units, and group living, as provided by special exception; supporting community services such 
as schools, houses of worship, parks and community centers; agri-business and agritourism 
uses such as equestrian centers and boarding facilities, agriculture production and education, 
animal husbandry, animal care, animal sales and services, horticulture, event facilities, 
nurseries, farmers markets, agricultural biotechnological start-ups or incubators, farm produce 
stands, agriculture support services, agri-tourism related activities, small-scale visitor and 
business accommodation uses such as bed and breakfasts, country inns, spa and retreat 
facilities, and conference facilities; and conservation subdivisions. 
  
Proposed Future Land Use Designation  
Policy 1.3.b of the City of Alachua Comprehensive Plan, Future Land Use Element establishes 
the Commercial land use category, the purpose of which is “provide for general commercial 
uses, as well as more intense commercial and highway commercial uses.” This land use is 
intended for large-scale, and regional commercial uses. Development in the Commercial land 
use category may occur as mixed-use or non-mixed-use. The following uses are allowed within 
the Commercial land use category: Retail sales and services; Personal services; Financial 
institutions; Recreation and entertainment;  Tourist-related uses; Visitor accommodations; 
Commercial shopping centers; Auto-oriented uses; Traditional Neighborhood Planned 
Developments; Employment Center Planned Developments; Commercial recreation centers; 
Office/business parks; Limited industrial services; Eating establishments; Single family attached 
units; Apartments and townhomes; Duplexes and quadplexes; Single-family and multi-family 
residential above first floor commercial uses; Convention centers; and, Supporting community 
services such as schools, houses of worship, parks, and community centers. Development in the 
Commercial land use category may occur as mixed-use or non-mixed-use. 
 
On February 10, 2026, the City of Alachua Planning & Zoning Board held a duly advertised 
public hearing and voted 5-0 to transmit the application to the City Commission with a 
recommendation to  approve. 
 

FINANCIAL IMPACT 
 
 

ADDITIONAL FINANCIAL INFORMATION 
 
 

Page 8 of 213



ATTACHMENTS 
1. Ordinance 26-04 
2. Staff Report & Draft Ordinance 
3. Application Materials 
4. Public Notice Materials 
5. Bryan S. Thomas, COA Resume 
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       Legislation                                       Ordinance 26-04 

City of Alachua 

 

  ORDINANCE 26-04     

AN ORDINANCE OF THE CITY OF ALACHUA, FLORIDA, RELATING TO THE 

SMALL-SCALE AMENDMENT OF THE CITY OF ALACHUA COMPREHENISVE PLAN 

FUTURE LAND USE MAP; AMENDING THE FUTURE LAND USE MAP 

CLASSIFICATION FROM AGRICULTURE TO COMMERCIAL ON A ± 4.17-ACRE 

SUBJECT PROPERTY GENERALLY LOCATED SOUTH OF US HIGHWAY 441 AND 

WEST OF NW 173RD STREET (CR 235A); TAX PARCEL NUMBER 03042-052-007; 

REPEALING ALL ORDINANCES IN CONFLICT; PROVIDING SEVERABILITY; AND 

PROVIDING AN EFFECTIVE DATE.  

WHEREAS, an application for a small-scale Comprehensive Plan amendment (“Amendment”), as 
described below, to the City of Alachua Comprehensive Plan Future Land Use Map has been filed with the 
City; and, 

WHEREAS, a duly advertised public hearing was conducted on the proposed Amendment on February 10, 
2026, by the Planning and Zoning Board, sitting as the Local Planning Agency (“LPA”), and the LPA reviewed and 
considered all comments received during the public hearing concerning the application and made its 
recommendation to the City Commission; and,  

WHEREAS, the City Commission held duly advertised public hearings on March 9, 2026, and 
____________, 2026, on the proposed Amendment and provided for and received public participation; and, 

WHEREAS, for reasons set forth in this Ordinance that is hereby adopted and incorporated herein as 
findings of fact, that the 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;  

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 incorporated herein by reference. 
2. The Amendment is consistent with the City of Alachua Comprehensive Plan. 
3. The Amendment will not cause a reduction in the adopted level of service standards for transportation, 

potable water, sanitary sewer, solid waste, stormwater, recreation, or public schools. 

Section 2.   Comprehensive Plan Amended  

The City of Alachua Comprehensive Plan Future Land Use Map is hereby amended from Agriculture to 
Commercial on a ± 4.17-acre subject property, consisting of tax parcel number 03042-052-007 in accordance with 
the legal description found in Exhibit “A” and map found in Exhibit “B” attached hereto and incorporated herein by 
reference. 
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       Legislation                                       Ordinance 26-04 

City of Alachua 

Section 3.   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 4.  Repealing Clause 

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

Section 5.  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. 

Section 6.  Effective Date   

This Ordinance shall be effective upon its passage and adoption on the second and final reading. The effective 
date of this plan Amendment, unless timely challenged, shall be 31 days after adoption in accordance with Chapter 
163.3187, Florida Statutes. If timely challenged, this Amendment shall become effective on the date the state land 
planning agency or Administrative Commission enters a final order determining this adopted  Amendment to be in 
compliance in accordance with Chapter 163.3187, Florida Statues. No development orders, development permit, or 
land uses dependent on this Amendment may be issued or commenced before this plan Amendment has become 
effective. 

PASSED on first reading on the  _9th___  of _March_______, 2026.  

PASSED and DULY ADOPTED, in regular session, with a quorum present and voting, by the City Commission, 
upon second reading this ____, day of ________________ , 2026. 

      
 CITY COMMISSION OF THE  

                CITY OF ALACHUA, FLORIDA 
 
 
 

                     Walter Welch, Mayor   
                   SEAL 

 

 

 ATTEST:              APPROVED AS TO FORM  

 

        Rodolfo Valladares, City Manager/Clerk                               Scott Walker, City Attorney 
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       Legislation                                       Ordinance 26-04 

City of Alachua 

EXHIBIT “A” 

Legal Description:  

Tax Parcel: 03042-052-007 

LEGAL DESCRIPTION - PER O.R.B. 2241, PG. 1384 

IN SECTION 8, TOWNSHIP 8 SOUTH, RANGE 18 EAST, ALACHUA COUNTY, FLORIDA 

COMMENCE AT THE SOUTHEAST CORNER OF SECTION 8, TOWNSHIP 8 SOUTH, RANGE 18 EAST, ALACHUA 
COUNTY, FLORIDA, FOR A POINT OF REFERENCE. THENCE RUN ALONG THE SOUTH LINE OF SAID 
SECTION 8, S 87°26'54" W, 50.01 FEET TO THE WESTERLY RIGHT OF WAY LINE OF COUNTY ROAD S 235 A; 
THENCE RUN ALONG SAID RIGHT OF WAY LINE, N 01°47'55" W, 611.24 FEET TO AND FOR THE POINT OF 
BEGINNING. THENCE DEPARTING SAID RIGHT OF WAY LINE, RUN S 87°27'06" W, 687.23 FEET; THENCE 
RUN N 19°05'30" W, 260.78 FEET; THENCE RUN N 87°27'06" W (SEE SURVEYOR NOTE 7), 764.76 FEET TO THE 
AFORESAID RIGHT OF WAY LINE OF COUNTY ROAD NO. S-235 A; THENCE RUN ALONG SAID RIGHT OF WAY 
LINE, S 01°47'55" E, 250.00 FEET TO THE POINT OF BEGINNING.  

CONTAINING 181,485 SQUARE FEET OR 4.17 ACRES MORE OR LESS. 
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       Legislation                                       Ordinance 26-04 

City of Alachua 

EXHIBIT “B” 
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City of Alachua 
Planning & Community Development Department 
Staff Report 

 

 
Staff Report:  NV5, Inc. Page 1 

Small-Scale Comprehensive Plan Amendment I Mallard Construction & Electric 

Planning & Zoning Board Hearing Date: February 10, 2026  
Legislative Hearing  

SUBJECT: A request to amend the Future Land Use Map (FLUM) 

APPLICANT/AGENT: Professional Engineering Consultants, LLC 

PROPERTY OWNER: Alachua 441/235, LLC 

LOCATION: Generally located South of US 441, west of CR 235A 

PARCEL ID NUMBER: 03042-052-007 

FLUM DESIGNATION: Agriculture 

ZONING: Agriculture (A) 

OVERLAY: N/A 

ACREAGE: ± 4.17 

PROJECT PLANNER: Bryan S. Thomas, AICP 
 

RECOMMENDATION: Staff recommends that the Planning & Zoning Board transmit 
the proposed Small-Scale Comprehensive Plan Amendment 
submitted by Professional Engineering Consultants, LLC, on 
behalf of Alachua 441/235, LLC to the City Commission with a 
recommendation to approve.  

RECOMMENDED 
MOTION: 

I move that, based upon the competent substantial evidence, 
the presentation before this Board, and Staff’s 
recommendation, this Board finds the application for a Small-
Scale Comprehensive Plan Amendment for Alachua 441/235, 
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:  R. Scott Batterson, PE. Page 2 

Small-Scale Comprehensive Plan Amendment I Alachua 441/235 LLC 

SUMMARY 

This application is a request by Professional Engineering Consultants, LLC (applicant/agent) on 
behalf of Alachua 441/205, LLC (property owners) for consideration of an amendment to the 
City of Alachua Future Land Use Map (FLUM). The proposed amendment would change the 
future land use designation from Agriculture to Commercial on a + 4.17-acre subject property 
with tax parcel number 03042-052-007.  

The applicant has submitted a companion application for a site-specific amendment to the 
Official Zoning Atlas (rezoning), which proposes to amend the zoning of the subject property 
from Agricultural (A) to Commercial Intensive (CI).  

Existing Future Land Use Designation  

Objective 1.1 and Policies 1.1.a – 1.1.d of the Future Land Use Element (FLUE) establish the 
Agriculture land use category. Objective 1.1. states that the Agriculture land use category is 
established in order to maintain agriculture operations within the city limits as well as preserve 
the rural character and small-town charm of Alachua. Permitted uses within the Agriculture land 
use category are established in Policies 1.1.a – 1.1.d of the FLUE, and include: residential uses 
such as single family detached dwelling units, manufactured homes, accessory dwelling units, 
and group living, as provided by special exception; supporting community services such as 
schools, houses of worship, parks and community centers; agri-business and agritourism uses 
such as equestrian centers and boarding facilities, agriculture production and education, animal 
husbandry, animal care, animal sales and services, horticulture, event facilities, nurseries, 
farmers markets, agricultural biotechnological start-ups or incubators, farm produce stands, 
agriculture support services, agri-tourism related activities, small-scale visitor and business 
accommodation uses such as bed and breakfasts, country inns, spa and retreat facilities, and 
conference facilities; and conservation subdivisions. 
 
Proposed Future Land Use Designation  

Policy 1.3.b of the City of Alachua Comprehensive Plan, Future Land Use Element establishes 
the Commercial land use category, the purpose of which is “provide for general commercial 
uses, as well as more intense commercial and highway commercial uses.” This land use is 
intended for large-scale, and regional commercial uses. Development in the Commercial land 
use category may occur as mixed-use or non-mixed-use. The following uses are allowed within 
the Commercial land use category: Retail sales and services; Personal services; Financial 
institutions; Recreation and entertainment;  Tourist-related uses; Visitor accommodations; 
Commercial shopping centers; Auto-oriented uses; Traditional Neighborhood Planned 
Developments; Employment Center Planned Developments; Commercial recreation centers; 
Office/business parks; Limited industrial services; Eating establishments; Single family attached 
units; Apartments and townhomes; Duplexes and quadplexes; Single-family and multi-family 
residential above first floor commercial uses; Convention centers; and, Supporting community 
services such as schools, houses of worship, parks, and community centers. Development in the 
Commercial land use category may occur as mixed-use or non-mixed-use. 
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Staff Report:  R. Scott Batterson, PE. Page 3 

Small-Scale Comprehensive Plan Amendment I Alachua 441/235 LLC 

Table 1. Comparison of Existing/Proposed FLUM Designations 

 
 
 
 
 
 
 

 Existing FLUM Designation Proposed FLUM Designation 
FLUM 
Designation:  Agriculture Commercial  

Max. Gross 
Density: 

1 dwelling/5-acres 
1 dwelling unit 63 units 

Max. Floor 
Area: 

0.5 Floor Area Ratio (FAR) 
90,823 square feet 

0.85 Floor Are Ratio (FAR)* 
154,398 square feet 

Typical Uses: 

1. Single-family detached dwelling units; 
2. Manufactured homes; 
3. Accessory dwelling units; 
4. Group living; and, 
5. Agricultural related uses. 

1. Retail sales and services;  
2. Personal services;  
3. Financial institutions;  
4. Recreation and entertainment;  
5. Tourist-related uses;  
6. Visitor accommodations;  
7. Commercial shopping centers;  
8. Auto-oriented uses;  
9. Traditional Neighborhood Planned 
Developments;  
10. Employment Center Planned 
Developments;  
11. Commercial recreation centers;  
12. Office/business parks;  
13. Limited industrial services;  
14. Eating establishments;  
15. Single family attached units;  
16. Apartments and townhomes;  
17. Duplexes and quadplexes;  
18. Single-family and multi-family residential 
above first floor commercial uses;  
19. Convention centers; and,  
20. Supporting community services such as 
schools, houses of worship, parks, and 
community centers. Development in the 
Commercial land use category may occur as 
mixed-use or non-mixed-use. 
 

Net Increase/ 
Decrease: 

Increase of 62 dwellings 
Increase of 63,575 square feet for non-residential 

*Density and intensity calculations were completed using the highest densities and intensities 
permitted in the Commercial land use category; however, the highest densities and intensities are 
associated with mixed-use development. Non-mixed-use development would have a lower theoretical 
development potential.  
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Staff Report:  R. Scott Batterson, PE. Page 4 

Small-Scale Comprehensive Plan Amendment I Alachua 441/235 LLC 

 

Figure 1. Existing Future Land Use Map with Subject Property 

 

Figure 2. Proposed Future Land Use Map with Subject Property 
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Staff Report:  R. Scott Batterson, PE. Page 5 

Small-Scale Comprehensive Plan Amendment I Alachua 441/235 LLC 

EXISTING USES 
 
The property historically was utilized as a tree farm. There are no existing structures located on 
the subject property. The majority of the subject property consists of a planted pine forest. The 
remainder of the property is primarily driveway and utility easement.  
 
SURROUNDING USES 
 
The existing uses, FLUM Designations, and zone districts of the surrounding area are identified 
in Table 2. Map 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. It 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 2. Surrounding Land Uses 
Direction Existing Use(s) FLUM Designation(s) Zoning District(s) 

North Vacant Lands Commercial Commercial Intensive (CI) 

South Vacant Lands Moderate Density Res. Planned Development Res. (PD-R) 

East Fire Station Medium Density Res.  Residential Multifamily-8 (RMF-8) 

West Residential Commercial Commercial Intensive (CI) 

 

 
Figure 3. Vicinity Map  
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Staff Report:  R. Scott Batterson, PE. Page 6 

Small-Scale Comprehensive Plan Amendment I Alachua 441/235 LLC 

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. As required by Section 2.2.4 of the LDRs, all property owners within 400 feet of the 
subject property were notified of the meeting and notice of the meeting was published in a 
newspaper of general circulation.  

While not required for a small-scale Comprehensive Plan amendment, a neighborhood meeting 
was held on February 13, 2025 at Alachua County Library Alachua Branch 14913 NW 140 St., 
Alachua, FL 32615, to discuss the accompanying rezoning application. The applicant was 
available to answer questions. Materials submitted by the applicant indicated the meeting was 
attended by two members of the community, that “expressed their strong support” for the 
Small-Scale Future Land Use Map Amendment and Rezoning.  
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Staff Report:  R. Scott Batterson, PE. Page 7 

Small-Scale Comprehensive Plan Amendment I Alachua 441/235 LLC 

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 1.3: Commercial & Mixed-Use 
The City shall establish three commercial and mixed-use land use categories: Community 
Commercial, Commercial, and Central Business District. These land use categories shall 
provide a broad range of commercial uses, including retail sales and services, personal 
services, offices, and tourist-oriented uses, and the potential for mixed-use developments 
in order to provide for the availability of goods and services, both to the citizens and visitors 
of Alachua and to the citizens of the North Central Florida region while diversifying the 
housing stock.  

Policy 1.3.b: Commercial: The Commercial land use category is established to provide for 
general commercial uses, as well as more intense commercial and highway 
commercial uses. This is the land use category in which large-scale, regional 
commercial uses may locate. The following uses are allowed within the 
Commercial land use category:  

1.   Retail sales and services;  
2.   Personal services;  
3.   Financial institutions;  
4.   Recreation and entertainment;  
5.   Tourist-related uses;  
6.   Visitor accommodations;  
7.   Commercial shopping centers;  
8.   Auto-oriented uses;  
9.   Traditional Neighborhood Planned Developments;  
10.  Employment Center Planned Developments;  
11.  Commercial recreation centers;  
12. Office/business parks;  
13. Limited industrial services;  
14. Eating establishments;  
15. Single family attached units;  
16. Apartments and townhomes;  
17. Duplexes and quadplexes;  
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Staff Report:  R. Scott Batterson, PE. Page 8 

Small-Scale Comprehensive Plan Amendment I Alachua 441/235 LLC 

18. Single-family and multi-family residential above first floor commercial 
uses;  

19. Convention centers; and,  
20. Supporting community services such as schools, houses of worship, parks, 

and community centers. Development in the Commercial land use 
category may occur as mixed-use or non-mixed-use. 

 
Evaluation & Findings: The current Agriculture Future Land Use designation is outdated and 
does not align with the existing commercial and residential land uses in the surrounding area. 
This requested amendment to the future land use map seeks to correct this inconsistency, 
ensuring that the Future Land Use Map (FLUM) accurately guides future development on 
the site. The subject property is currently bordered by properties assigned with the 
commercial future land use to the north and west. Given these circumstances, the proposed 
amendment to a Commercial designation more accurately reflects the established 
development pattern and character of the surrounding area than the existing Agriculture 
designation. This map amendment will enhance and facilitate a suitable transition from more 
intensive land uses towards lessening intensity in the residential areas.  

The applicant asserts that the proposed future land use map amendment from Agriculture 
to Commercial is necessary to align the map with a more appropriate land use. In 
conjunction with this correction, the change would support a seamless transition between 
existing commercial and residential development along this corridor.  

Policy 1.3.d:  Design and performance standards: The following criteria shall apply when 
evaluating commercial development proposals in the commercial & mixed-
use future land use categories:   

1. Integration of vehicular and non-vehicular access into the site and access 
management features of site in terms of driveway cuts and cross access 
between adjacent sites, including use of frontage roads and/or shared 
access;  

2. Buffering from adjacent existing/potential uses; 
3. Open space provisions and balance of proportion between gross floor 

area and site size; 
4. Adequacy of pervious surface are in terms of drainage requirements; 
5. Placement of signage; 
6. Adequacy of site lighting and potential impacts of lighting upon 

surrounding area. Lighting should be designed to minimize impacts to 
preserve the ambiance and quality of the nighttime sky by reducing light 
trespass and light pollution in adjacent properties by utilizing lighting at 
appropriate intensities, directions and times to ensure light is not 
overused or impacting areas where it is not intended; 

7. Safety of on-site circulation patterns (patron, employee, and delivery 
vehicles), including parking layout, drive aisles, and points of conflict; 

Page 21 of 213



 
 

 
Staff Report:  R. Scott Batterson, PE. Page 9 

Small-Scale Comprehensive Plan Amendment I Alachua 441/235 LLC 

8. Landscaping, as it relates to the requirements and goals of the 
Comprehensive Plan and Land Development Regulations; 

9. Unique features and resources which may constrain site development 
such as soils, existing vegetation and historic significance; and, 

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

Evaluation & Findings: At this high-level, the Future Land Use Map amendment stage, the 
application is being evaluated on its character, compatibility, and location, not the final built 
form’s specific performance metrics.  

Therefore, full compliance with the design and performance criteria would be premature 
and is not applicable until a formal development order or permit application is submitted. 
Compliance will be required to meet all such criteria at the appropriate later stage of the 
land development review process.  

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

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 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 permits 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 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 
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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 may be established in the City’s Land Development 
Regulations. 

Evaluation & Findings: Staff has prepared, and included within this report, an environmental 
conditions analysis. There are no concerns related to environmental features, topography, 
soils, flood prone areas, wetlands, or habitat on the subject property. 

Objective 9.1: Connections to Water and Wastewater Systems 
The City will require new development and significant redevelopment projects to connect 
to the City’s potable water and wastewater systems when such connections can be made 
to such systems. 

Policy 9.1.a: Any new development or redevelopment within a Commercial or Industrial 
land use category within the corporate limits, where potable water and 
wastewater service are available, as defined in Policy 1.2.a and Policy 4.2.b of 
the Community Facilities Element of the City’s Comprehensive Plan, shall 
connect to the City’s potable water and wastewater system. 

Evaluation & Findings: The proposed site plan is located with the City’s potable water and 
wastewater service areas and future development will connect to these City services as 
required. 

Transportation Element 

Policy 1.4.d: The City shall require pedestrian paths within subdivision and within new 
developments to be connected to paths outside the development. 

Evaluation & Findings: Future development on the site will be required to provide 
connectivity to adjacent parcels as well as to any existing adjacent sidewalks.  

Policy 1.5.c: The City shall require new development and redevelopment which is 
compatible with an adjacent existing development(s) to interconnect with 
existing development (s) through one or more of the following methods: 

1. Through the extension of a public or private street from the new 
development to the adjacent existing development or adjacent lands; 
and/or, 

2. Through joint use of driveways and cross access agreements among 
adjoining properties to allow circulation between sites. Cross access 
between new development and existing development shall be configured 
to provide safe and convenient interconnectivity between the new 
development and all other existing development located along the cross 
access corridor. 
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Evaluation & Findings: Ingress and egress access will be controlled by way of primary access 
to NW 173rd St/CR 235A. Furthermore, interconnectivity between adjacent uses will provide 
indirect access to US 441 and safe and efficient vehicular movement.  

Community Facilities Element 

Objective 1.4: Preventing Additional Nutrients in High Aquifer Recharge Areas 

The City shall prevent additional nutrients from entering high aquifer recharge areas by 
encouraging and supporting the connection of existing developed areas to the wastewater 
system. Policy 1.4.a: Within the high aquifer recharge areas, the City shall make it a priority to 
connect densely populated areas with onsite sewage treatment and disposal systems to the 
wastewater system, thereby minimizing the input of nutrients into the groundwater. 

Policy 1.4.a: Within the high aquifer recharge areas, the City shall make it a priority to 
connect densely populated areas with onsite sewage treatment and disposal 
systems to the wastewater system, thereby minimizing the input of nutrients 
into the groundwater. 

Evaluation & Findings: Future development on the site will be required to connect to 
municipal water and wastewater systems. 

Conservation and Open Space Element 

Policy 1.3.d: The City shall require prior to development approval, an inventory of listed 
species for all new developments in areas identified as known habitat for 
listed species. The inventory shall include detailed information regarding 
type, quantity, location and habitat requirements for any listed species 
identified. De minimus threshold for properties required to complete the 
inventory shall be established in the City’s Land Development Regulations. 

Evaluation & Findings: Staff has prepared, and included within this report, an environmental 
conditions analysis. There are no concerns related to listed species or their habitat on the 
subject property. As such, a listed species inventory is not required prior to development 
approval.  

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

Evaluation & Findings: Staff has prepared, and included within this report, an environmental 
conditions analysis. There are no concerns related to wetlands on the subject property. 
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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: There are no delineated wetlands on the subject property. Should 
wetlands be discovered, the development will be required to conform with the applicable 
policies and regulations established in the City of Alachua Comprehensive Plan and Land 
Development Regulations. 

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.  

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. No areas of the subject property have been 
prioritized as part of the Florida Natural Areas Inventory. If a regulated plant or animal species 
is discovered, the development will be required to conform with the applicable policies and 
regulations established in the City of Alachua Comprehensive Plan and Land Development 
Regulations. 
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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 two 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; 0 - 5% Slopes A Well 
Drained Slight Slight ± 95% 

Arredondo Fine 
Sand; 5 - 8% Slopes A Well 

Drained Slight Moderate, 
Slope ± 5% 

Evaluation & Findings: The soil types present on the subject property do not pose any 
significant limitations for development. 

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: Since the subject property is located in Flood Zone X, 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.  

Evaluation & Findings: The subject property is not located within an area of high aquifer 
recharge as identified on the Suwannee River Water Management District’s high aquifer 
recharge potential (HARP) map. No potential sink holes are known to exist on the site. No new 
stormwater management facilities are proposed. 

Page 26 of 213



 
 

 
Staff Report:  R. Scott Batterson, PE. Page 14 

Small-Scale Comprehensive Plan Amendment I Alachua 441/235 LLC 

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 wellfield 
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 4. Environmental Resources Map 
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EXHIBIT “A” 

TO 

ALACHUA 441/235, LLC 
SMALL SCALE COMPREHENSIVE PLAN AMENDMENT 

STAFF REPORT 
 

 

 

 

SUPPORTING APPLICATION MATERIALS 
SUBMITTED BY CITY STAFF TO THE 

PLANNING AND ZONING BOARD 
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       Legislation                                       Ordinance 26-04 

City of Alachua 

 

  ORDINANCE 26-04     

AN ORDINANCE OF THE CITY OF ALACHUA, FLORIDA, RELATING TO THE 

SMALL-SCALE AMENDMENT OF THE CITY OF ALACHUA COMPREHENISVE 

PLAN FUTURE LAND USE MAP; AMENDING THE FUTURE LAND USE MAP 

CLASSIFICATION FROM AGRICULTURE TO COMMERCIAL ON A ± 4.17-ACRE 

SUBJECT PROPERTY GENERALLY LOCATED SOUTH OF US HIGHWAY 441 AND 

WEST OF NW 173RD STREET (CR 235A); TAX PARCEL NUMBER 03042-052-007; 

REPEALING ALL ORDINANCES IN CONFLICT; PROVIDING SEVERABILITY; AND 

PROVIDING AN EFFECTIVE DATE.  

WHEREAS, an application for a small-scale Comprehensive Plan amendment (“Amendment”), as 
described below, to the City of Alachua Comprehensive Plan Future Land Use Map has been filed with 
the City; and, 

WHEREAS, a duly advertised public hearing was conducted on the proposed Amendment on ________, 
2026, by the Planning and Zoning Board, sitting as the Local Planning Agency (“LPA”), and the LPA reviewed and 
considered all comments received during the public hearing concerning the application and made its 
recommendation to the City Commission; and,  

WHEREAS, the City Commission held duly advertised public hearings on ____________, 2026, and 
____________, 2026, on the proposed Amendment and provided for and received public participation; and, 

WHEREAS, for reasons set forth in this Ordinance that is hereby adopted and incorporated herein as 
findings of fact, that the 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;  

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 incorporated herein by reference. 
2. The Amendment is consistent with the City of Alachua Comprehensive Plan. 
3. The Amendment will not cause a reduction in the adopted level of service standards for transportation, 

potable water, sanitary sewer, solid waste, stormwater, recreation, or public schools. 

Section 2.   Comprehensive Plan Amended  

The City of Alachua Comprehensive Plan Future Land Use Map is hereby amended from Agriculture to 
Commercial on a ± 4.17-acre subject property, consisting of tax parcel number 03042-052-007 in accordance with 
the legal description found in Exhibit “A” and map found in Exhibit “B” attached hereto and incorporated herein by 
reference. 
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Section 3.   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 4.  Repealing Clause 

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

Section 5.  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. 

Section 6.  Effective Date   

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

PASSED on first reading on the  ____  of _____________, 2026.  

PASSED and DULY ADOPTED, in regular session, with a quorum present and voting, by the City Commission, 
upon second reading this ____, day of ________________ , 2026. 

      
 CITY COMMISSION OF THE  

                CITY OF ALACHUA, FLORIDA 
 
 
 

                     Walter Welch, Mayor   
                   SEAL 

 

 

 

 

 ATTEST:              APPROVED AS TO FORM  

 

        Rodolfo Valladres, City Manager/Clerk                               Scott Walker, City Attorney 
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EXHIBIT “A” 

Legal Description:  

Tax Parcel: 03042-052-007 

LEGAL DESCRIPTION - PER O.R.B. 2241, PG. 1384 

IN SECTION 8, TOWNSHIP 8 SOUTH, RANGE 18 EAST, ALACHUA COUNTY, FLORIDA 

COMMENCE AT THE SOUTHEAST CORNER OF SECTION 8, TOWNSHIP 8 SOUTH, RANGE 18 EAST, 
ALACHUA COUNTY, FLORIDA, FOR A POINT OF REFERENCE. THENCE RUN ALONG THE SOUTH LINE OF 
SAID SECTION 8, S 87°26'54" W, 50.01 FEET TO THE WESTERLY RIGHT OF WAY LINE OF COUNTY ROAD S 
235 A; THENCE RUN ALONG SAID RIGHT OF WAY LINE, N 01°47'55" W, 611.24 FEET TO AND FOR THE 
POINT OF BEGINNING. THENCE DEPARTING SAID RIGHT OF WAY LINE, RUN S 87°27'06" W, 687.23 FEET; 
THENCE RUN N 19°05'30" W, 260.78 FEET; THENCE RUN N 87°27'06" W (SEE SURVEYOR NOTE 7), 764.76 
FEET TO THE AFORESAID RIGHT OF WAY LINE OF COUNTY ROAD NO. S-235 A; THENCE RUN ALONG SAID 
RIGHT OF WAY LINE, S 01°47'55" E, 250.00 FEET TO THE POINT OF BEGINNING.  

CONTAINING 181,485 SQUARE FEET OR 4.17 ACRES MORE OR LESS. 
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EXHIBIT “B” 
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RODOLFO VALLADARES 
INTERIM CITY MANAGER 

PLANNING & COMMUNITY DEVELOPMENT 
DIRECTOR BRYAN S. THOMAS, AICP 

 

 
PO Box 9 
Alachua, Florida  32616-0009 

“The Good Life Community” 
www.cityofalachua.com 

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

 

July 23, 2025  
Submitted electronically to scott@v3capital.com 

Scott Batterson, P.E. 
Director of Development  
Alachua 441/235 Limited Liability Company  
c/o V3 Capital Group Limited Liability Company 
496 S Hunt Club Boulevard  
Apopka, Florida 32703 

RE: Planning Assistance Team (PAT) Summary: Alachua Santa Fe Crossings, Phase 2 
SSCPA and Rezoning Applications 

Dear Scott Batterson,  

On June 23, 2025, the City of Alachua Planning & Community Development Department 
received your application for a Small-Scale Comprehensive Plan Map Amendment and a Site-
Specific Amendment to the Official Zoning Atlas (Rezoning) on behalf of V3 Capital Group 
Limited Liability Company. The applications propose to amend the Future Land Use Map 
(FLUM) Designation of a 4.17 + acre property, comprised of Tax Parcel Number 03042-052-007 
from Agricultural t0 Commercial and to rezone the subject property from Agricultural (A) to 
Commercial Intensive (CI). A Completeness Review was performed on July 09, 2025 and the 
applications were determined to be complete on the same date.  

The applications have been reviewed by the City’s Planning Assistance Team (PAT). Upon 
review of the applications and materials, the following insufficiencies must be addressed.  

Please address the insufficiencies in writing and provide an indication as to how they were 
addressed by 5:00 PM on Wednesday, August 06, 2025. A total of four (4) copies of each 
application package 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. If all comments are addressed by the 
resubmission date above, the application may be scheduled for the September 09, 2025 
Planning & Zoning Board (PZB) Meeting.  

Please address the following insufficiencies:  

Comprehensive Plan Amendment Application:  

1. D.1, required is a statement of proposed change and maps which illustrate the proposed 
change. When reviewing the referenced application, the statement was not addressed. The 
burden of justifying the amendment including identifying specific reasoning warranting the 
amendment. Therefore, a description of why the proposed change is needed, including any 
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change in circumstances to the property area in which the property is located that warrants 
the Future Land Use Map Amendment designation.  

2. D.2(II), the response to the criteria reads, “This parcel is surrounded by urban public 
infrastructure, major roadways, adequately sized wet and dry utilities with capacities, and 
nearby urban support services e.g. new fire station adjacent to east”. Though this point has 
a response, it is in broad terms, which does not consummate the proposed Future Land Use 
Map Amendment promotes the efficient and cost-effective provision or extension of public 
infrastructure and services. Please  address, giving specifics on how the propose Future Land 
Use Map Amendment will promote the efficiency and cost effectiveness of the public 
infrastructure and services.  

3. D.2(III), the response to the criteria reads, “Development to the north of the subject property 
provides for significant improvements to pedestrian facilities that previously did not exist. 
The proposed amendment will bring further connectivity south along CR 235A as it is 
developed with commercial uses, which also permit a mix of densities, supporting housing 
options. The connectivity will bridge existing commercial uses along the Hwy 441 commercial 
corridor with future residential development in the area. This response does not identify 
supportive specifics in regards to promoting walkability and connected communities, 
provisions for compact development and a mix of uses at densities and intensities supporting 
a range of housing, and multimodal transportation system. Please correct the response to 
give specifics as it relates to the criteria for subject property and the surrounding area. 

4. D.2(IV), the response to the criterion reads, “The proposed amendment will promote 
conservation of water and energy by intensifying development along the Hwy 441 commercial 
corridor, where the City has robust infrastructure of water, wastewater and electric. By 
promoting compactness along this commercial corridor, it further discourages sprawl 
development that is costly to provide water and energy services. This response will need to 
be qualitative, this is prevalent to describing why and how this proposed Future Land Use 
Map Amendment will positively promote conservation of water and energy. Please provide 
a response specific to the land use map amendment request and its promotion of 
conservation of water and energy.  

5. D.2(V), response reads, “By promoting commercial development along the Hwy 441 corridor, 
the preservation of agriculture areas and activities of the community can be achieved.” 
Please provide specifics on the agricultural areas that will be preserved as a result of allowing 
this Future Land Use Map Amendment request.  

6. D.2(VI), the response to this standard read, “The proposed amendment will allow for uses 
consistent with commercial activities. The City Land Development Regulations provide for 
open space requirements, including the use of stormwater management facilities.” This 
response does not address preservation of open space, natural lands or public open space 
relative to this subject property in review. Please correct response.  

7. D.2(VII), the response to this standard read, “Given the proposed residential units to the 
south (Alachua West residential subdivision), the west (Farmlands Subdivision Phase 1), the 
north Briarwood Phase 2 and 3) and the east (Tomoka Hills et al.) plus the surrounding 
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existing densities, the proposed commercial land use and zoning is not only justified but 
needed. The proposed amendment will ensure the nonresidential needs of this area are met.” 
Please explain precisely how this proposed Future Land Use Map Amendment “will ensure 
the nonresidential need of this area are met”.  

8. D.2(VIII), the response to this point of criteria read, “N/A”. This response requires 
corrections that include supportive information on how the proposed Future Land Use Map 
Amendment will provide remediation to existing or planned forms of urban sprawl in the 
immediate area.  

9. D.3, Concurrency Impact Analysis, includes a response that reads, “The Phase 2 parcel 
proposes to defer any City required studies, until a development program is finalized 
concurrent with Site Plan application. The City of Alachua Comprehensive Plan establishes 
concurrency standards that ensure that the city is able to provide public facilities to new 
developments without constraining adopted local level of service. The following assessment 
examines how this application impacts public service demands related to transportation, 
potable water, sanitary sewage, solid waste, stormwater, recreation, and public-school 
facilities. The most recent overall analysis provided by the City confirms that there is capacity 
for concurrency for a reasonably conservative development program.” What specific 
policies, objectives, goals and quantitative data are in place to validate the information 
presented? Please provide information related to this Future Land Map Amendment. 
Additionally, it appears that the actual use of the property has not yet been identified. 
Though the request may move forward, it would be beneficial to have a verifiable response 
on how each of the relative factors are in public interest and what benefit to the public will 
accrue from this map amendment. Without this valid justification, the staff is unable to 
validate a positive recommendation.  

10.  D.4, Needs Analysis demonstrating the necessity, the responsive statement reads, 
“Commercial uses shall be limited to an intensity of less than or equal to…0.75 floor area ratio 
for parcels less than 5 acres but greater than 1 acre…this would provide for an allowable 
136,234 SF of commercial intensity, which is not economically or physically able to fit given 
the zoning yard design parameters such as height restrictions” This statement is regarding 
zoning, therefore this is not the appropriate forum because the main purpose of this 
application is demonstrate evidence that supports the requested Future Land Use Map 
Amendment that the City of Alachua’s staff can recommend for approval. 

11. D.5, Analysis of Consistency with the City of Alachua Comprehensive Plan was shown twice, 
but only identified once. Additionally, each element, objective, policy chosen to support the 
Future Land Use Map Amendment request was not addressed individually. Therefore, this 
point of information must be corrected.  
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Site Specific Amendment to the Official Zoning Atlas Amendment (Rezoning) Application:  

1. D.1, the response to this principle reads, “This application proposes via Small-Scale 
Comprehensive Plan Amendment and concurrent Rezoning to change the property’s Future 
Land Use designation from Agricultural to Commercial and Zoning Atlas from Agricultural 
“A” to the Commercial Intensive “CI” zoning district” Please correct this statement to reflect 
this is the Zoning Atlas Amendment Application request accompanying a Future Land Use 
Map Amendment. The current reading does not correlate with this application request. 

2. D.3, Concurrency Impact Analysis, what specific policies, objectives, goals and quantitative 
data are in place to validate the information presented? Please provide information related 
to this Zoning Map Amendment request. Additionally, it appears that the actual use of the 
property has not yet been identified. Though the request may move forward, in means of 
receiving a positive recommendation it will benefit to have a verifiable response to how each 
of the relative factors are in public interest and what benefit to the public will accrue from 
this map amendment. Without this valid justification, the staff is unable to validate a positive 
recommendation.  

3. D.4, Analysis of Consistency with City of Alachua Comprehensive Plan, response included in 
the application reads, “The proposed small-scale comprehensive plan amendment is 
consistent with the Goals, Objectives, and Policies (GOPS) identified below and are 
provided to established a basis of the application’s consistency with the Comprehensive 
Plan. There may be additional GOPs that the application is consistent with that are not 
identified within this report. An evaluation and findings of consistency with the identified 
GOPs are provided below.” This response is related to a Future Land Use Map Amendment, 
not the requested Zoning Map Amendment. The Future Land Use is a component of the 
Comprehensive Plan, which offers guidance. Whereas Zoning governs how real property can 
and cannot be used in certain geographic areas. Therefore, this response will need to 
updated to reflect details related to the Zoning Map Amendment.  

Additionally, there is a statement at the end that reads, “The location of this proposed site 
plan is consistent with the City’s commercial areas and the use is consistent with the list of 
uses allowed by this policy.” At this time, there are no site plans under review for the subject 
property, please revise this statement.  

4. D.5, Analysis of compliance with the Standards for Site Specific Amendments to the Official 
Zoning Atlas, the responses are as follows:  

i. Consistent with Comprehensive Plan, the response provided reads, “The proposed site 
plan aligns with the goals, objectives, and policies set forth in the Comprehensive Plan. It 
supports planned land use, promotes sustainable development, and enhances the 
surrounding area in accordance with established guidelines. By incorporating key 
principles such as efficient land utilization, environmental stewardship, and community 
connectivity, the site plan effectively furthers the vision and framework outlined in the 
Comprehensive Plan.” This statement refers to a site plan, which has not been submitted. 
At this time, the action sought in the application is to amend adopted Zoning Atlas; 
therefore, this an invalid statement that shall be revised. Additionally, details specific to 
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the subject site in regards to how the Future Land Use Map Amendment requested is 
consistent with the City of Alachua’s adopted Comprehensive Plan. 

ii. Consistent with Ordinances, the response reads, “The proposed amendment is fully 
compliant with all applicable provisions of Alachua’s Land Development Regulations 
(LDRs) and the City Code of Ordinances. It does not conflict with any established 
regulatory framework, ensuring alignment with local land use, zoning requirements, and 
municipal policies. The amendment maintains consistency with the city’s planning goals 
while adhering to all legal standards and development guidelines. This response 
acknowledges the proposed amendment is fully compliant, but it does not provide 
specifics that demonstrate support for this statement. Please provide more site specific 
and related details.  

iii. Logical Development Pattern, the response states, “The proposed amendment promotes 
a logical and orderly development pattern, ensuring a cohesive and well-integrated 
approach to land use. It aligns with the established planning framework and is consistent 
with the character and purpose of the surrounding developments. By maintaining 
conformity with adjacent land uses, the amendment enhances continuity and supports a 
balanced growth strategy that respects both existing infrastructure and future 
development objectives. Please explain how this proposed Future Land Use Map 
Amendment promotes logical and orderly development patterns precise to the subject 
property; to give an understanding of why approving this request is important and 
beneficial to the City. 

iv.  Pre-Mature Development, response reads, “The proposed amendment does not result in 
premature development in undeveloped or rural areas. Instead, it supports a well-timed 
and appropriate expansion that aligns with the evolving character of the surrounding area. 
With the construction of WaWa and ongoing development of neighboring properties, the 
site is primed and ready for growth. The amendment enhances the existing development 
momentum, ensuring compatibility with infrastructure and the community’s forward-
looking vision while fostering sustainable and strategic land use.” The response presented 
does not give a full spectrum of why this requested Zoning Map Amendment is not 
premature. The only specific reference is WaWa, please give more details.  

v. Incompatible with Adjacent Lands, the response states, “The current land use designation 
of the subject property as Agricultural (AG) does not align with the adjacent lands 
designated as Commercial Intensive (CI). The surrounding area has evolved to support 
high-intensity commercial development, creating land use pattern that is no longer 
consistent with agricultural zoning. The proposed amendment seeks to bring the site into 
alignment with the existing commercial framework, ensuring computability with 
neighboring properties and facilitating a cohesive development pattern that supports the 
area’s growth and economic vitality.” Please specify how the surrounding area has evolved 
to support high-intensity commercial development.  
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vi. Adverse Effect on Local Character, the statement reads, “ The proposed amendment will 
seamlessly integrate into the existing development landscape, reinforcing the area’s 
ongoing transformation. By aligning the site with neighboring properties and modern land 
use trends, this change fosters a cohesive and well-balanced expansion. Rather than 
introducing disruptive elements, it contributes to a more unified and efficient land use 
pattern, allowing the area to evolve in a manner that complements existing infrastructure 
and enhances economic opportunities. This amendment supports sustainable growth and 
ensures the site remains a valuable asset to the surrounding community.” Please explain 
how the proposed Future Land Use Map Amendment for this subject property will not 
adversely affect the character of the general area including aspects of traffic, intensities 
of use, building height and bulk, noise, lights, or other physical effects or nuisances. With 
knowledge of what development type is being sought for this property that will assist in 
giving more details. The supporting details should include emphasis on how this request 
will not become adversary to the surrounding area, but more in concert with the existing 
development trend that has been established and other relevant information.   

vii. Not Deviate from Pattern of Development, response shown in the application packet 
reads, “ The proposed amendment aligns seamlessly with the established and evolving 
development pattern of the area. The site’s transition to Commercial Intensive (CI) zoning 
ensures consistency with surrounding properties, reinforcing a unified land use 
framework.” This statement reads good, but it does not give further details to support 
what development pattern has been established; please expound on what type or types 
of commercial. Also, the suggestion of the area’s development pattern evolving; please 
explain how in details related to the subject property.  

viii. Encourage Sprawl, the reply states, “This parcel is an agriculturally designated “island” 
surrounded by more intense and dense Future Land Uses and existing and proposed 
urban development sufficient to support its change to commercial.” Please give examples 
of what uses surround this property that is more intense and denser that adequately 
support the Zoning Map Amendment being requested.  

ix. Spot Zoning, the reply reads, “By transitioning from Agricultural (AG) to Commercial 
Intensive (CI), the site will align with adjacent properties that already feature CI zoning.” 
Please describe where these suggested properties are located in relation to the subject 
property.  

x. Public Facilities, in response, stated is, “ The most recent overall analysis provided by the 
City confirms that there is capacity for concurrency for a reasonably conservative 
development program. Please see the most current City provided “Development 
Monitoring Report” typically updated on a monthly basis by Carson J. Crockett.” This 
response does not address how the proposed Zoning Map Amendment will not result in 
development in a location where there are no plans by the City to provide public facilities. 
The information presented, must be site specific and include verifiable data. Please 
update this response.  

xi. No Adverse Effect on the Environment, the response reads, “Note that no wetlands or 
protected habitats exist.” Please present a map or data that supports this statement.  
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If you have any questions regarding the information above, please contact me at (386) 418-6125 
or via email at be_fisher@cityofalachua.org.  

Sincerely, 

   

 
Bernadette Fisher 
Principal Planner 

 

CC: Bryan S. Thomas, AICP, Planning & Community Development Director (by electronic mail) 
Carson J. Crockett, AICP, Planner (by electronic mail) 
Brenda Flieger, Planning Assistant  (by electronic mail) 
Project File 
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PO Box 9 
Alachua, Florida  32616-0009 
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Phone: (386) 418-6121 
Fax: (386) 418-6130 

 

November 12, 2025  
Submitted electronically to scott@v3capital.com 

Scott Batterson, P.E. 
Director of Development  
Alachua 441/235 Limited Liability Company  
c/o V3 Capital Group Limited Liability Company 
496 S Hunt Club Boulevard  
Apopka, Florida 32703 

RE: Completeness Review: Alachua Santa Fe Crossings, Phase 2 Small-Scale 
Comprehensive Plan Amendment (SSCPA) and Site-Specific Amendment to the 
Official Zoning Atlas (Rezoning) Applications 

Dear Scott Batterson,  

On October 30, 2025, the City of Alachua Planning & Community Development Department 
received your updated application for a Small-Scale Comprehensive Plan Map Amendment and 
a Site-Specific Amendment to the Official Zoning Atlas (Rezoning) on behalf of V3 Capital 
Group Limited Liability Company. The applications propose to amend the Future Land Use 
Map (FLUM) Designation of a 4.17 + acre subject property from Agriculture to Commercial. 
Additionally, the Rezoning application proposes to amend the Official Zoning Atlas designation 
from Agricultural (A) to Commercial Intensive (CI) for the same 4.17 + acre property, identified 
as Tax Parcel Number 03042-052-007.  

In accordance with Section 2.2.6 of the 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 Department has reviewed the 
aforementioned applications for completeness and finds the applications are complete.  

An in-depth review of the content of the applications will be performed, and the findings of the 
in-depth review will be discussed at the Project Assistance Team (PAT) Meeting, which will be 
sent under separate cover.  

If you have any questions concerning the above information, please contact me at                      
(386) 418-6125 or via email at be_fisher@cityofalachua.org.  

Sincerely, 

   

 

Bernadette Fisher 
Principal Planner 
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CC: Bryan S. Thomas, AICP, Planning & Community Development Director (by electronic mail) 
Carson J. Crockett, AICP, Planner (by electronic mail) 
Brenda Flieger, Planning Assistant  (by electronic mail) 
Project File 
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INTERIM CITY MANAGER 
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DIRECTOR BRYAN S. THOMAS, AICP 

 

 
PO Box 9 
Alachua, Florida  32616-0009 

“The Good Life Community” 
www.cityofalachua.com 

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

 

July 09, 2025  
Submitted electronically to scott@v3capital.com 

Scott Batterson, P.E. 
Director of Development  
Alachua 441/235 Limited Liability Company  
c/o V3 Capital Group Limited Liability Company 
496 S Hunt Club Boulevard  
Apopka, Florida 32703 

Application #: PSSC25-0001; PR25-0001 

RE: Completeness Review for Alachua Santa Fe Crossings, Phase 2 Small Scale 
Comprehensive Plan Map Amendment (SSCPA) and Amendment to the Official 
Zoning Atlas (Rezoning) Applications  

Dear Scott Batterson,  

On June 23, 2025, the City of Alachua Planning & Community Development Department 
received your application for a Small-Scale Comprehensive Plan Map Amendment and a Site-
Specific Amendment to the Official Zoning Atlas (Rezoning) on behalf of V3 Capital Group 
Limited Liability Company. The applications propose to amend the Future Land Use Map 
(FLUM) Designation of a 4.17 + acre property, comprised of Tax Parcel Number 03042-052-007 
from Agricultural (AG) t0 Commercial (COMM) and to rezone the subject property from 
Agricultural (A) to Commercial Intensive (CI).  

According to Section 2.26 of the 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 Division has reviewed the 
aforementioned application for completeness and finds the applications are complete. 

This letter 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 of the in-
depth review will be discussed at a Project Assistance Team (PAT) Meeting.  
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If you have any questions regarding the information above, please contact me at (386) 418-6125 
or be_fisher@cityofalachua.org.  

Sincerely, 

   

 
Bernadette Fisher 
Principal Planner 

 

CC: Bryan S. Thomas, AICP, Planning & Community Development Director (by electronic mail) 
Carson J. Crockett, AICP, Planner (by electronic mail) 
Brenda Flieger, Planning Assistant  (by electronic mail) 
Project File 
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PEC-PROFESSIONAL ENGINEERING CONSULTANTS, LLC 
304 Santiago Drive ▪ Winter Park, FL 3289 ▪ Phone: (407) 579-9808 

PEC 
PROFESSIONAL ENGINEERING CONSULTANTS, LLC 
 

June 20, 2025

 

To:  

The City of Alachua c/o Carson J. Crockett 

Office of Planning and Community Development  

15100 NW 142nd Terrace Alachua, FL 32615 

  

 

Submitted via email:   

ca_crockett@cityofalachua.org 

(386) 418-6121
 

c/o: ALACHUA 441/235 LLC (Owner) c/o V 3 CAPITAL GROUP LLC  

 R. Scott Batterson, PE (Owner’s Authorized Agent) scott@v3capital.com  

 

Re:  Alachua Santa Fe Crossings Phase 2 (ASFCP2) 

 Proposed Small-Scale Comprehensive Plan Amendment with concurrent Rezoning 

  

PEC - Professional Engineering Consultants, LLC has provided the additional supporting information below as 

required in the City’s application for Comprehensive Plan Amendments items D 1 – 12. 
 

ATTACHMENTS 

1. Statement of proposed change and map which illustrates the proposed change: 
 

This application proposes via Small-Scale Comprehensive Plan Amendment and concurrent Rezoning to change the 
property’s Future Land Use designation from Agricultural to Commercial and Zoning Atlas from Agricultural “A” to the 

Commercial Intensive “CI” zoning district, on approximately 4.17 +/- acres. The property is identified as Tax Parcel No. 

03042-052-007 within the jurisdictional authority of the City of Alachua. The parcel is currently designated as vacant and is 

being used for planted pines.   

 

CITY OF ALACHUA PROPOSED PROJECT VICINITY / LOCATION MAP:  
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CITY OF ALACHUA FUTURE LAND USE MAP: 2035 

 

 

 

 

 

 

 

  

Page 48 of 213



June 6, 2025                                                         ASFC P2 COMPREHENSIVE PLAN AMENDMENT 
 

PEC - PAGE 3 
OF

 21 

CITY OF ALACHUA FUTURE LAND USE MAP: 2035 EXISTING FLU = A 

 
 

CITY OF ALACHUA ZONING MAP: 2035 EXISTING ZONING = A 
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CITY OF ALACHUA FUTURE LAND USE MAP: 2035 PROPOSED FLU = COMM 

 
 

CITY OF ALACHUA ZONING MAP: 2035 PROPOSED ZONING = CI 
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2. Urban Sprawl Analysis which evaluates as to whether the plan amendment incorporates a development pattern or urban 
form that achieves four or more of the following eight criteria: 

a. Directs growth and development to areas of the community in a manner that does not adversely impact natural 
resources; 

There are no natural resources impacted by the proposed amendments. 

b. Promotes the efficient and cost- effective provision or extension of public infrastructure and services; 

This parcel is surrounded by urban public infrastructure, major roadways, adequately sized wet and dry utilities with capacities, 

and nearby urban support services e.g. new fire station adjacent to east. 

c. Promotes walkable and connected communities and provides for compact development and a mix of 
uses at densities and intensities that support a range of housing choices and a multimodal 
transportation system; 

Development to the north of the subject property provides for significant improvements to pedestrian facilities that previously did 
not exist.  The proposed amendment will bring further connectivity south along CR 235A as it is developed with commercial uses, 

which also permit a mix of densities and intensities, supporting housing options.  The connectivity will bridge existing 

commercial uses along the Hwy 441 commercial corridor with future residential development in the area. 

d. Promotes conservation of water and energy; 

The proposed amendment will promote conservation of water and energy by intensifying development along the Hwy 441 

commercial corridor, where the City has robust infrastructure of water, wastewater and electric.  By promoting compactness along 

this commercial corridor, it further discourages sprawl development that is costly to provide water and energy services. 

e. Preserves agricultural areas and activities; 

By promoting commercial development along the Hwy 441 corridor, the preservation of agriculture areas and activities of the 

community can be achieved. 

f. Preserves open space and natural lands and provides for public open space and recreation needs; 

The proposed amendment will allow for uses consistent with commercial activities.  The City Land Development Regulations 

provide for open space requirements, including the use of stormwater management facilities. 

g. Creates a balance of land uses based on demands of residential population for the nonresidential 
needs of an area; and, 

Given the proposed residential units to the south (Alachua West residential subdivision), the west (Farmlands Subdivision Phase 1 

), the north (Briarwood Phases 2 and 3 ) and the east (Tomoka Hills et al.) plus the surrounding existing densities, the proposed 
commercial land use and zoning is not only justified but needed. The proposed amendment will ensure the nonresidential needs of 

this area are met. 

 

 

Page 51 of 213

https://permitting.sjrwmd.com/srep/#/prmtInfo?offclId=234269&seqNo=2
https://permitting.sjrwmd.com/srep/#/prmtInfo?offclId=248654&seqNo=1
https://permitting.sjrwmd.com/srep/#/prmtInfo?offclId=227428&seqNo=3
https://permitting.sjrwmd.com/srep/#/prmtInfo?offclId=245365&seqNo=1


June 6, 2025                                                         ASFC P2 COMPREHENSIVE PLAN AMENDMENT 
 

PEC - PAGE 6 
OF

 21 

h. Provides uses, densities and intensities of use and urban form that would remediate an existing or 
planned sprawl development pattern or provides for an innovative development pattern such as 
transit oriented development or new towns. 

N/A 

 

3. Concurrency Impact Analysis which considers the impact on public facilities, including potable water, 
sanitary sewer, transportation, solid waste, recreation, stormwater, and public schools in accordance 
with Article 2.4.14 of the Land Development Regulations. 

The Phase 2 parcel proposes to defer any City required studies, until a development program is finalized concurrent with Site Plan 

application. The City of Alachua Comprehensive Plan establishes concurrency standards that ensure that the city is able to 

provide public facilities to new developments without constraining adopted local levels of service. The following assessment 
examines how this application impacts public service demands related to transportation, potable water, sanitary sewage, solid 

waste, stormwater, recreation, and public-school facilities. The most recent overall analysis provided by the City confirms that 

there is capacity for concurrency for a reasonably conservative development program. 

 

Transportation Mobility   
The City of Alachua Comprehensive Plan Transportation Element Objective 1.1 establishes level of service 
standards (LOS) for all roadways.  
 
Concurrency Assessment:  
The proposed project will generate trips and distributions based on the yet-to-be-determined 
development program.  Based on the most recent attached, the City LOS will be maintained.  
 
Owner/Applicant will provide an update to the previously approved phase 1 Santa Fe Crossings traffic study 
performed by KHA, per City approved methodology, at the time of site permit application. 
 
Potable Water  
The City of Alachua Comprehensive Plan Capital Improvements Element Policy 1.2.a.5 establishes Potable 
Water LOS.   
 
Concurrency Assessment: The proposed project will generate demand based on the yet to be determined 
development program.  Based on the most recent attached, the City LOS will be maintained.  Concurrency 
will be evaluated at the site plan development stage.  
 
Wastewater  
The City of Alachua Comprehensive Plan Capital Improvements Element Policy 1.2.a.2 establishes LOS for 
Wastewater.  
 
Concurrency Assessment: The proposed project will generate demand based on the yet to be determined 
development program.  Based on the most recent attached, the City LOS will be maintained.  Concurrency 
will be evaluated at the site plan development stage. 
 
Solid Waste  
The City of Alachua Comprehensive Plan Capital Improvements Element Policy 1.2.a.3  
establishes LOS for Solid Waste.    
 
Concurrency Assessment: The proposed project will generate demand based on the yet to be determined 
development program in tons per day.  Based on the most recent attached, the City LOS will be 
maintained.  
 
Stormwater  
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The City of Alachua Comprehensive Plan Capital Improvements Element Policy 1.2.a.4  
establishes LOS for Stormwater.  The policy establishes the standard as follows, “A design  
storm with 100-year critical duration rainfall depth for projects serving any land use other  
than agricultural, silvicultural, conservation, or recreational uses.  The level of service  
standard for water quality treatment shall be treatment for the “first one inch” of runoff,  
and shall be in compliance with the design and performance standards established in Rules  
40C42.025, and 40C-42.035, Florida Administrative Code, to ensure that the receiving water  
quality standards of Rule 62.302.500, Florida Administrative Code, are met and to ensure  
their water quality is not degraded below the minimum conditions necessary to maintain  
their classifications as established in Rule 62-302, Florida Administrative Code. These  
standards shall apply to all new development and redevelopment.”  
 
Concurrency Assessment: Any development of the subject property will be designed to maintain the City 
LOS with a master stormwater system to be designed to meet a 100-year critical duration rainfall and other 
stormwater regulatory requirements of the City and Suwannee River Water Management District.  
  
Recreation   
The City of Alachua Comprehensive Plan Capital Improvements Element Policy 1.2.a.6  
establishes LOS for recreation based on the residents to be served.    
 
Concurrency Assessment: As this is an application for a Future Land Use amendment and Zoning 
amendment to commercial, there is no impact to residential recreational facilities.   
  
Public School Facilities  
The City of Alachua Comprehensive Plan Policy 1.2.a.7 establishes LOS for public school  
facilities based on number of students and available capacity for educational facilities.   
 
Concurrency Assessment: As this is an application for a Future Land Use amendment and Zoning 
amendment to commercial, there is no impact to public school facilities. 
 

4. Needs Analysis which demonstrates the necessity for the proposed increase in the proposed Future 
Land Use Map Designation. This analysis may consist, in whole or part, of a market impact study or real 
estate needs analysis. 

The subject property has a needs analysis based on the development pattern existing within the area and community.  

The City’s Hwy 441 corridor has been designated for commercial development by the City Comprehensive Plan.  This 

is evidenced by the Future Land Use Map, which provides a variety of commercial designations along the corridor.  The 

subject property is located along existing commercially designated lands, which are along this commercial corridor.  To 

discourage strip development, it is prudent to amend the subject property to promote a cohesive commercial corridor 

that promotes interconnectivity.   

 

Commercial uses shall be limited to an intensity of less than or equal to…0.75 floor area ratio for parcels less 

than 5 acres but greater than 1 acre…this would provide for an allowable 136,234 SF of commercial intensity, 

which is not economically or physically able to fit given the zoning yard design parameters such as height 

restrictions. 
 

Further detailed Analysis of Consistency with the COMPREHENSIVE PLAN are below: 

 

The Goals, Objectives, and Policies (GOPs) identified below are provided to establish a basis of the application’s 

proposed 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. 
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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 1.3: Commercial 

 

Policy 1.3.b: Commercial: The Commercial land use category is established to provide for general commercial 

uses, as well as more intense commercial and highway commercial uses. This is the land use category in which 

large-scale, regional commercial uses may locate. The following uses are allowed within the Commercial 

land use category: 

1. Retail sales and services; 

2. Personal services; 

3. Financial institutions; 

4. Outdoor recreation and entertainment; 

5. Tourist-related uses; 

6. Hotels and motels; 

7. Commercial shopping centers; 

8. Auto-oriented uses; 

9. Traditional Neighborhood Planned Developments; 

10. Employment Center Planned Developments; 

11. Commercial recreation centers; 

12. Office/business parks; 

13. Limited industrial services; and, 

14. Eating establishments. 

 

Objectives 

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. 

Note that none exist onsite. 
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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.   

Note that no wetlands exist. 

 

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.  A de minimus threshold for properties required to 

complete the inventory shall be established in the City’s Land Development Regulations. 

Note that no protected habits exist. 

 

Analysis of Consistency with Objective 5.1 and Policies 5.1.a – e: Based on the best available data, there are 

no significant environmental resources that would limit or impact development consistent with the 

commercial designation. 

 

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. 

 

Analysis of Consistency with Objective 5.2: The subject property is located within the City’s potable water 

and wastewater service areas, as defined in Policies 1.2.a and 4.2.a of the Community Facilities and Natural 

Groundwater Aquifer Recharge Element of the Comprehensive Plan, and will be required to connect to the 

City of Alachua’s potable water and wastewater system.  Furthermore, the subject property will be 

interconnected with the lands to the north that have access to Hwy 441, which is an arterial roadway.  The 

subject property will have direct access to CR 235A, which is designated as a collector roadway. 

 

Objective 9.1: Connections to Water and Wastewater Systems 

The City will require new development and significant redevelopment projects to connect to the City’s 

potable water and wastewater systems when such connections can be made to such systems. 

Policy 9.1: Any new development or redevelopment within a Commercial or Industrial land use category 

within the corporate limits, where potable water and wastewater service are available, as defined in Policy 

1.2.a and Policy 4.2.b of the Community Facilities Element of the City’s Comprehensive Plan, shall connect 

to the City’s potable water and wastewater system. 

 

Analysis of Consistency with Goal 9 and Policy 9.1: The subject property is within the potable water and 

wastewater service area. Any development of the subject property will be required to connect to the potable 

water and wastewater systems at the time of development. 

 

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. 

 

Analysis of Consistency with Objective 1.1: The proposed project will generate demand based on the yet to be 

determined development program.  Based on the most recent attached, the City LOS will be maintained.  At the time 

of development, traffic impact analysis will be evaluated.  

 

Community Facilities Element 
 

Page 55 of 213



June 6, 2025                                                         ASFC P2 COMPREHENSIVE PLAN AMENDMENT 
 

PEC - PAGE 10 
OF

 21 

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 i s ac c e s s ib le 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. 

 

Analysis of Consistency with Objective 1.2.a: The subject property is within the wastewater service area of the 

City.  

 

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 .73 tons per capita per year 

 

The proposed project will generate demand based on the yet to be determined development program.  Based on the 

most recent attached, the City LOS will be maintained. At the time of development a project-specific application will 

be evaluated for level of service compliance. 

 

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: 

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. 

 

Analysis of Consistency with Policy 4.1.b: The subject property is located within the potable water service area, and any 

future development on the subject property will be required to connect to the potable water system. 

 

5. Analysis of Consistency with the City of Alachua Comprehensive Plan (analysis must identify specific 
Goals, Objectives, and Policies and describe in detail how the application complies with the noted Goal, 
Objective, or  Policy.) 

The proposed small scale comprehensive plan amendment is consistent with the Goals, Objectives, and Policies 

(GOPs) identified below and are provided to establish a basis of the application’s consistency with the 

Comprehensive Plan. There may be additional GOPs that the application is consistent with that are not identified 
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within this report. An evaluation and findings of consistency with the identified GOPs are 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. 

 

Comprehensive Plan Consistency: The location of this project is consistent with the Future Land Use Map and 

executes the development of economic commercials uses.  

 

Objective 1.3: Commercial 
The City shall establish three commercial land use categories: Community Commercial, Commercial, and 

Central Business District. These land use categories shall provide a broad range of commercial uses, 

including retail sales and services, personal services, offices, and tourist-oriented uses, in order to provide 

for the availability of goods and services, both to the citizens and visitors of Alachua and to the citizens of 

the North Central Florida region. 

 

Comprehensive Plan Consistency: The location of this use in an area that is intended to contribute to the 

provision of a broad range of commercial uses including retail sales and services, particularly along the Hwy 

441 corridor, which the City has designated for commercial uses 

 

Policy 1.3.b: Commercial:  
The Commercial land use category is established to provide for general commercial uses, as well as more 

intense commercial and highway commercial uses. This is the land use category in which large-scale, regional 

commercial uses may locate.  

The following uses are allowed within the Commercial land use category: 

1. Retail sales and services; 

2. Personal services; 

3. Financial institutions; 

4. Outdoor recreation and entertainment; 

5. Tourist-related uses; 

6. Hotels and motels; 

7. Commercial shopping centers; 

8. Auto-oriented uses; 

9. Traditional Neighborhood Planned Developments; 

10. Employment Center Planned Developments; 

11. Commercial recreation centers; 

12. Office/business parks; 

13. Limited industrial services; and, 

14. Eating establishments. 

 

Comprehensive Plan Consistency: The location of this proposed site plan is consistent with the City’s commercial 

areas and the use is consistent with the list of uses allowed by this policy. 
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6. A current aerial map of the property (may be obtained from the Alachua County Property 
Appraiser). 
 

Please see below ACPA aerial map May 2023

 
 
 
 
 
 

 
  

Page 58 of 213



June 6, 2025                                                         ASFC P2 COMPREHENSIVE PLAN AMENDMENT 
 

PEC - PAGE 13 
OF

 21 

 
7. Three (3) sets of labels for all property owners within 400 feet of the subject property boundaries – 

even if property within 400 feet falls outside of City limits. (Obtain from the Alachua County Property 
Appraiser). 

Please see below ACPA map properties within 400’ “buffer”: 

 
 

Please see below completed labels contents in file: 
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8. If the application includes any Future Land Use Map Designation which permits residential uses, 
Public School Student Generation Form. 

The proposed amendment is excluded from public schools as it proposes only commercial intensities. 

9. Legal description with tax parcel number. 

The subject property parcel ID # is 03042-052-007 

LEGAL DESCRIPTION - PER O.R.B. 2241, PG. 1384 

IN SECTION 8, TOWNSHIP 8 SOUTH, RANGE 18 EAST, ALACHUA COUNTY, FLORIDA 

 

COMMENCE AT THE SOUTHEAST CORNER OF SECTION 8, TOWNSHIP 8 SOUTH, RANGE 18 EAST, 

ALACHUA COUNTY, FLORIDA, FOR A POINT OF REFERENCE. THENCE RUN ALONG THE SOUTH LINE OF 
SAID SECTION 8, S 87°26'54" W, 50.01 FEET TO THE WESTERLY RIGHT OF WAY LINE OF COUNTY ROAD S-

235 A; THENCE RUN ALONG SAID RIGHT OF WAY LINE, N 01°47'55" W, 611.24 FEET TO AND FOR THE POINT 

OF BEGINNING. THENCE DEPARTING SAID RIGHT OF WAY LINE, RUN S 87°27'06" W, 687.23 FEET; THENCE 
RUN N 19°05'30" W, 260.78 FEET; THENCE RUN N 87°27'06" W (SEE SURVEYOR NOTE 7), 764.76 FEET TO THE 

AFORESAID RIGHT OF WAY LINE OF COUNTY ROAD NO. S-235 A; THENCE RUN ALONG SAID RIGHT OF 

WAY LINE, S 01°47'55" E, 250.00 FEET TO THE POINT OF BEGINNING. CONTAINING 181,485 SQUARE FEET OR 

4.17 ACRES MORE OR LESS. 
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10. Proof of ownership. 
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11. Proof of payment of taxes. 
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12. Fee. Please see fee schedule for fee determination. No application shall be accepted for processing 
until the  required application fee is paid in full by the applicant. Any necessary technical review will 
be billed to the applicant  at the rate of the reviewing entity. The invoice shall be paid in full prior to 
any legislative and/or quasi-judicial action of any kind on the petition, appeal, or development 
application. 

Check is attached to the application. 

 

 

Should you have any questions regarding the contents of this report or if we can be of further assistance, please do 

not hesitate to contact us at your convenience. 

 

Sincerely, 

 
R. Scott Batterson PE, LEED AP BD+C 

PEC - Professional Engineering Consultants, LLC 

Principal & Managing Member 

Florida Licensed Professional Engineer # 60853 

Florida Certificate of Authorization # 28959 

304 Santiago Drive 

Winter Park, FL 32789 

sbatterson@pec-fl.com 

www.pec-fl.com 

(407) 579-9808 
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PEC-PROFESSIONAL ENGINEERING CONSULTANTS, LLC 
304 Santiago Drive ▪ Winter Park, FL 3289 ▪ Phone: (407) 579-9808 

PEC 
PEC-PROFESSIONAL ENGINEERING CONSULTANTS, LLC 

Established 2010 | Serving Florida Ever Since 
Planning • Civil Engineering • Land Use & Development 
Engineering Business Registry License No. 28959 
304 Santiago Drive Winter Park, FL 32789 www.pec-fl.com 

  
 2/21/2026 

 

To: Bryan S. Thomas, AICP  Director of Planning & Community Department  

      City of Alachua, FL 15100 NW 142nd Terrace Alachua, FL 32615 

      Submitted via email:  Bryan Thomas br_thomas@cityofalachua.org 

 

RE:  ASFC City Commission date 3/9/2026 for PSSC25-0001/PR25-0001 - Alachua Santa Fe Crossings, Phase 2 Ag 

        AFFIDAVIT OF POSTING  PLANNING & ZONING PUBLIC NOTICE CITY OF ALACHUA 

        STATE OF FLORIDA COUNTY OF ALACHUA 

 

Dear: Bernadette & Bryan: 

 

Please find below the affidavit and my signature of my posting the required signs, two days in advance of the required 

14 days.  I, R. Scott Batterson, P.E., duly sworn under oath, deposes and states as follows:  I am over eighteen (18) 

years of age and competent to testify to the matters stated herein. I have personal knowledge of the facts contained in 

this affidavit.  I affirm that the City of Alachua City Commission & Planning and Zoning public notice signs 

associated with Application No(s). PRC25-0001 and PSSC25-0001 were posted on the subject property ACPA Parcel 

ID # 03042-052-007 located south of 16304 NW US Hwy 441, Alachua, FL 32615.  The sign was posted on Saturday 

February 21, 2026, in a location visible from the public right-of-way in accordance with the City of Alachua Land 

Development Regulations and City Commission notice requirements for the required posting period prior to the 

public hearing scheduled for 3/9/2026. Photographic documentation of the posted sign has been provided to the City 

of Alachua as required.  I certify under oath that the foregoing statements are true and correct. 

 

Should you have any questions, please do not hesitate to contact me immediately. 

 

Respectfully, 

 
R. Scott Batterson PE, LEED AP BD+C 

Affiant 
President & CEO   

PEC 
PEC-PROFESSIONAL ENGINEERING CONSULTANTS, LLC 

Established 2010 | Serving Florida for Over 15 Years 
Planning • Civil Engineering • Land Use & Development 
Engineering Business Registry License No. 28959  
Florida Licensed Professional Engineer # 60853 
304 Santiago Drive Winter Park, FL 32789 

Direct: (407) 579-9808 | sbatterson@pec-fl.com | www.pec-fl.com 
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RODOLFO VALLADARES 
CITY MANAGER 

PLANNING & COMMUNITY DEVELOPMENT 
DIRECTOR BRYAN S. THOMAS, AICP 

 

 
PO Box 9 
Alachua, Florida  32616-0009 

“The Good Life Community” 
www.cityofalachua.com 

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

 

Bryan S. Thomas, AICP 
Director of Planning & Community Development 
Planning and Community Development Department 
 
As Director Bryan oversees the operations of the Planning & Community 
Development and Code Enforcement Departments for the City of 
Alachua. Bryan strives to help the city attain its vision of providing a 
vibrant, growing and diverse community through the implementation of 
smart growth planning principals. Bryan worked in the private sector in 
economic development and real estate, and earned a master’s degree in 
Urban & Regional Planning from Florida State University and a bachelor 
of arts degree from the University of Florida. 

 
EDUCATION 

University of Florida 
Bachelor of Arts in Liberal Arts & Sciences, 
Major in Economics, Minor in Philosophy 
Graduated: 1989 
 
Florida State University 
Master of Urban and Regional Planning 
Graduated: 1992 

 
 
Gainesville High School 
High School Diploma 
Graduated: 1981 

WORK EXPERIENCE 
City of Alachua, FL | Director of Planning & Community Development | June 2025 to present 
City of Lake City, FL | Principal Planner | Sept. 2024-June 2025 
City of Newberry, FL, | Director of Planning & Economic Development | Jan. 2014-June 2025 
North Central Florida Regional Planning Council, Gainesville, FL | Economic Development 
Director | 2008-Dec. 2013 
City of Jacksonville, FL, | Associate Planner | July 1992-1995 
Apalachee Regional Planning Council, Tallahassee FL | Associate Planner | 1991-1993 
 

PROFESSIONAL ORGANIZATIONS 
American Planning Association | San Felasco Section, Florida Chapter 
Fla. Redevelopment Association  
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CERTIFICATES AND OTHER SKILLS 
American Institute of Certified Planners | 
Jun 2025-Present 
Fla. Society of Certified Public Managers | 
Certified July 2023 
Fla. Redevelopment Association | 
Redevelopment Administrator (application 
pending) 
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Board Agenda 
Item 

 
MEETING DATE: March 9, 2026 
SUBJECT: Ordinance 26-05 | Alachua Santa Fe Crossings, Phase 2 - A request by 

Professional Engineering Consultants, LLC applicant and agent for Alachua 
441/235, LLC c/o V3 Capital Group, LLC, property owners, for consideration of 
a Site-Specific Amendment to the Official Zoning Atlas (Rezoning). The 
proposed amendment would change the zoning district of a +/- 4.17– acre 
subject property from Agricultural (A) to Commercial Intensive (CI). The subject 
property is Alachua County Tax Parcel 03042-052-007. Existing Zoning: 
Agricultural; Proposed Zoning: Commercial Intensive (CI) (Quasi-Judicial 
Hearing, first reading). 

PREPARED BY: Bryan Thomas 
RECOMMENDED ACTION: 
Staff recommends that the City Commission find the site-specific amendment to the Official 
Zoning Atlas for Alachua 441/235, LLC to be consistent with the City of Alachua Comprehensive 
Plan and in compliance with the City's Land Development Regulations and (1) approve 
Ordinance 26-05 upon first reading and (2) schedule second and final reading for March 23, 
2026. 
 
Recommended Motion: I move that, based upon the competent and substantial evidence, the 
presentation before this Commission, and Staff's recommendation, this Commission finds the 
application for a site-specific amendment to the Official Zoning Atlas for Alachua 441/235, LLC 
to be consistent with the City of Alachua Comprehensive Plan and in compliance with the City's 
Land Development Regulations and (1) approve Ordinance 26-05 upon first reading and (2) 
schedule second and final reading for March 23, 2026. 
 

Summary 
This application is a request by Professional Engineering Consultants, LLC (applicant/agent) on 
behalf of Alachua 441/205, LLC (property owners) for consideration of site-specific amendment 
to the City of Alachua Official Zoning Atlas (rezoning). The proposed amendment would change 
the zone district from Agricultural (A) to Commercial Intensive (CI) on a + 4.17-acre subject 
property assigned tax parcel number 03042-052-007. 
 
The applicant has submitted a companion application for a small-scale comprehensive plan 
amendment, which proposes to amend the future land use designation of the subject property 
from Agriculture to Commercial. 
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On February 10, 2026, the City of Alachua Planning & Zoning Board held a duly advertised 
public hearing and voted 4-1 to transmit the application to the City Commission with a 
recommendation to approve. 
 

FINANCIAL IMPACT 
 
 

ADDITIONAL FINANCIAL INFORMATION 
 
 

ATTACHMENTS 
1. Ordinance 26-05 
2. Staff Report & Draft Ordinance 
3. Application Materials 
4. Public Notice Materials 
5. Bryan S. Thomas Resume 
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       Legislation                                       Ordinance 26-05 

City of Alachua 

 

  ORDINANCE 26-05     

AN ORDINANCE OF THE CITY OF ALACHUA, FLORIDA, RELATING TO THE SITE-
SPECIFIC AMENDMENT TO THE OFFICIAL ZONING ATLAS OF THE CITY OF 

ALACHUA; AMENDING THE OFFICIAL ZONING ATLAS FROM AGRICULTURAL (A) 

TO COMMERCIAL INTENSIVE (CI) ON A ± 4.17-ACRE SUBJECT PROPERTY 

GENERALLY LOCATED SOUTH OF US HIGHWAY 441 AND WEST OF NW 173RD 

STREET (CR 235A); TAX PARCEL NUMBER 03042-052-007; REPEALING ALL 

ORDINANCES IN CONFLICT; PROVIDING SEVERABILITY; AND PROVIDING AN 

EFFECTIVE DATE.  

WHEREAS, an application for a site-specific amendment to the Official Zoning Atlas 
(“Amendment”), as described below, has been filed with the City; and, 

WHEREAS, a duly advertised quasi-judicial public hearing was conducted on the proposed Amendment on 
February 10, 2026, by the Planning and Zoning Board, sitting as the Local Planning Agency (“LPA”), and the LPA 
reviewed and considered all comments received during the public hearing concerning the application and made its 
recommendation to the City Commission; and,  

WHEREAS, the City Commission held duly advertised quasi-judicial public hearings on March 9, 2026, and 
____________, 2026, on the proposed Amendment and provided for and received public participation; and, 

WHEREAS, the City Commission has determined and found said application for the Amendment to be 
consistent with the City of Alachua Comprehensive Plan and Land Development Regulations; and, 

WHEREAS, for reasons set forth in this Ordinance that is hereby adopted and incorporated herein as 
findings of fact, that the 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;  

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 incorporated herein by reference. 
2. The Amendment is consistent with the City of Alachua Comprehensive Plan and Land Development 

Regulations. 
3. The Amendment will not cause a reduction in the adopted level of service standards for transportation, 

potable water, sanitary sewer, solid waste, stormwater, recreation, or public schools. 

Section 2.   Official Zoning Atlas Amended  

The City of Alachua Official Zoning Atlas is hereby amended from Agricultural (A) to Commercial 
Intensive (CI) on a ± 4.17-acre subject property, consisting of tax parcel number 03042-052-007 in accordance with 
the legal description found in Exhibit “A” and map found in Exhibit “B” attached hereto and incorporated herein by 
reference.  
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       Legislation                                       Ordinance 26-05 

City of Alachua 

Section 3.   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 4.  Repealing Clause 

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

Section 5.  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. 

Section 6.  Effective Date   

This Ordinance shall be effective upon its passage and adoption on the second and final reading. The effective 
date of this amendment shall be concurrent with the effective date of Ordinance 26-04. No development orders, 
development permit, or land uses dependent on this amendment may be issued or commenced before this 
amendment has become effective. 

PASSED on first reading on the  _9th___  of ___March_____, 2026.  

PASSED and DULY ADOPTED, in regular session, with a quorum present and voting, by the City Commission, 
upon second reading this ____, day of ________________ , 2026. 

      
 CITY COMMISSION OF THE  

                CITY OF ALACHUA, FLORIDA 
 
 
 

                     Walter Welch, Mayor   
                   SEAL 

 

 

 

 ATTEST:              APPROVED AS TO FORM  

 

        Rodolfo Valladares, City Manager/Clerk                               Scott Walker, City Attorney 
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City of Alachua 

EXHIBIT “A” 

Legal Description:  

Tax Parcel: 03042-052-007 

LEGAL DESCRIPTION - PER O.R.B. 2241, PG. 1384 

IN SECTION 8, TOWNSHIP 8 SOUTH, RANGE 18 EAST, ALACHUA COUNTY, FLORIDA 

COMMENCE AT THE SOUTHEAST CORNER OF SECTION 8, TOWNSHIP 8 SOUTH, RANGE 18 EAST, ALACHUA 
COUNTY, FLORIDA, FOR A POINT OF REFERENCE. THENCE RUN ALONG THE SOUTH LINE OF SAID 
SECTION 8, S 87°26'54" W, 50.01 FEET TO THE WESTERLY RIGHT OF WAY LINE OF COUNTY ROAD S 235 A; 
THENCE RUN ALONG SAID RIGHT OF WAY LINE, N 01°47'55" W, 611.24 FEET TO AND FOR THE POINT OF 
BEGINNING. THENCE DEPARTING SAID RIGHT OF WAY LINE, RUN S 87°27'06" W, 687.23 FEET; THENCE 
RUN N 19°05'30" W, 260.78 FEET; THENCE RUN N 87°27'06" W (SEE SURVEYOR NOTE 7), 764.76 FEET TO THE 
AFORESAID RIGHT OF WAY LINE OF COUNTY ROAD NO. S-235 A; THENCE RUN ALONG SAID RIGHT OF WAY 
LINE, S 01°47'55" E, 250.00 FEET TO THE POINT OF BEGINNING.  

CONTAINING 181,485 SQUARE FEET OR 4.17 ACRES MORE OR LESS. 

  

Page 82 of 213



 
 

Page  4  

 

       Legislation                                       Ordinance 26-05 

City of Alachua 

EXHIBIT “B” 
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City of Alachua 
Planning & Community Development Department 
Staff Report 

 

 
Staff Report:  [Property Owner] Page 1 

[Application Number] | [Application Name]  

Planning & Zoning Board Hearing Date: February 10, 2026  
Quasi-Judicial Hearing Application #: PR25-0001 

SUBJECT:  A request to amend the 

APPLICANT/AGENT: Professional Engineering Consultants, LLC 

PROPERTY OWNER: Alachua 441/235, LLC 

LOCATION: Generally located South of US 441, west of CR 235A 

PARCEL ID NUMBER: 03042-052-007 

FLUM DESIGNATION: Agriculture (proposed Commercial) 

ZONING: Agriculture (A) 

OVERLAY: N/A 

ACREAGE: ± 4.17 

PROJECT PLANNER: Bryan S. Thomas, AICP 

RECOMMENDATION: Staff recommends that the Planning & Zoning Board find the 
site-specific amendment to the Official Zoning Atlas for 
Alachua 441/235, LLC to be consistent with the City of Alachua 
Comprehensive Plan and in compliance with the City’s Land 
Development Regulations and transmit the application to the 
City Commission with a recommendation to approve. 

RECOMMENDED 
MOTION: 

I move that, based upon the competent substantial evidence, 
the presentation before this Board, and Staff’s 
recommendation, this Board finds the application for a Site-
Specific Amendment to the Official Zoning Atlas for Alachua 
441/235, LLC, to be consistent with the City of Alachua 
Comprehensive Plan and in compliance with City’s Land 
Development Regulations and transmits the application to the 
City Commission with a recommendation to approve. 
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Staff Report: ALACHUA 441/235, LLC Page 2 

PR25-0001 | Santa Fe Crossings Phase 2 Rezoning 

SUMMARY 

This application is a request by Professional Engineering Consultants, LLC (applicant/agent) on 
behalf of Alachua 441/205, LLC (property owners) for consideration of site-specific amendment 
to the City of Alachua Official Zoning Atlas (rezoning). The proposed amendment would change 
the zone district from Agricultural (A) to Commercial Intensive (CI) on a + 4.17-acre subject 
property assigned tax parcel number 03042-052-007.  

The applicant has submitted a companion application for a small-scale comprehensive plan 
amendment, which proposes to amend the future land use designation of the subject property 
from Agriculture to Commercial. 

Existing Zone District 

Agricultural (A) is a zone district that is intended to preserve agricultural lands, protect natural 
resources , and foster rural character by allowing farming, forestry, resource-based recreation, 
and limited, low-density residential uses, while encouraging efficient use of land and protecting 
the environment from urban sprawl, aligning with the City’s Future Land Use goals. The subject 
property is currently zoned for Agricultural (A), which does not permit the type of development 
activity proposed by the applicant.  

Proposed Zone District  

Section 3.5.1 of the City’s Land Development Regulations establishes the general purposes of 
the business zone districts, with Section 3.5.2(C) establishing the specific purposes for the 
Community Commercial (CC) district.  
 
3.5.2(E) CI, Commercia l Intensive District. The  CI District is  e s tab lished  and  in tended  to 

p rovide  lands and  facilita te  h ighway-orien ted  deve lopm en t opportun ities  with in  
the  City, for u ses  tha t requ ire  h igh  pub lic vis ib ility and  an  acce ssib le  loca tion . 
Higher density residen tia l use s  and  a ffordab le  housing m ay be  deve loped  in  
con junction  with  nonresiden tia l u se s . The  CI d is trict shou ld  be  loca ted  a long 
m a jor a rte ria ls or h ighways and  a t the  US 441/In te rs ta te -75 in te rchange . The  
m axim um  re siden tia l density a llowed  is 15 dwe lling un its  an  acre .  
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Staff Report: ALACHUA 441/235, LLC Page 3 

PR25-0001 | Santa Fe Crossings Phase 2 Rezoning 

Table 1. Comparison of Existing/Proposed FLUM Designations 

 Existing FLUM Designation Proposed FLUM Designation 
FLUM 
Designation:  Agriculture Commercial  

Max. Gross 
Density: 

1 dwelling/5-acres 
1 dwelling unit 63 units 

Max. Floor 
Area: 

0.5 Floor Area Ratio (FAR) 
90,823 square feet 

0.85 Floor Are Ratio (FAR)* 
154,398 square feet 

Typical Uses: 

1. Single-family detached dwelling units; 
2. Manufactured homes; 
3. Accessory dwelling units; 
4. Group living; and, 
5. Agricultural related uses. 

1. Retail sales and services;  
2. Personal services;  
3. Financial institutions;  
4. Recreation and entertainment;  
5. Tourist-related uses;  
6. Visitor accommodations;  
7. Commercial shopping centers;  
8. Auto-oriented uses;  
9. Traditional Neighborhood Planned 
Developments;  
10. Employment Center Planned 
Developments;  
11. Commercial recreation centers;  
12. Office/business parks;  
13. Limited industrial services;  
14. Eating establishments;  
15. Single family attached units;  
16. Apartments and townhomes;  
17. Duplexes and quadplexes;  
18. Single-family and multi-family residential 
above first floor commercial uses;  
19. Convention centers; and,  
20. Supporting community services such as 
schools, houses of worship, parks, and 
community centers. Development in the 
Commercial land use category may occur as 
mixed-use or non-mixed-use. 
 

Net Increase/ 
Decrease: 

Increase of 62 dwellings 
Increase of 63,575 square feet for non-residential 

*Density and intensity calculations were completed using the highest densities and intensities 
permitted in the Commercial land use category; however, the highest densities and intensities are 
associated with mixed-use development. Non-mixed-use development would have a lower theoretical 
development potential.  
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Figure 1. Existing Official Zoning Atlas with Subject Property 

 

 

Figure 2. Proposed Future Land Use Map with Subject Property 

 

Page 87 of 213



 
 

 
Staff Report: ALACHUA 441/235, LLC Page 5 

PR25-0001 | Santa Fe Crossings Phase 2 Rezoning 

EXISTING USES 

The subject property is currently in planted pine trees, and has a utility easement across the 
eastern frontage with CR 235. 

SURROUNDING USES 

The existing uses, Future Land Use Map (FLUM) designations, and zoning districts of the 
surrounding area are identified in Table 2. 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 2. Surrounding Land Uses 

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

North Vacant Lands Commercial Commercial Intensive (CI) 

South Vacant Lands Moderate Density Res. Planned Development Res. 
(PD-R) 

East Fire Station Medium Density Res. Residential Multifamily-8 
(RMF-8) 

West Residential Commercial Commercial Intensive (CI) 

 

Figure 3. Vicinity Map 
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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. As required by Section 2.2.4 of the LDRs, all property owners within 400 feet of the 
subject property were notified of the meeting and notice of the meeting was published in a 
newspaper of general circulation. Neighborhood meetings are required for rezoning 
applications. 

A neighborhood meeting was held on February 13, 2025 at Alachua County Library Alachua 
Branch 14913 NW 140 St., Alachua, FL 32615, to discuss the accompanying rezoning application. 
The applicant was available to answer questions. Materials submitted by the applicant indicated 
the meeting was attended by two members of the community, that “expressed their strong 
support” for the Small-Scale Future Land Use Map Amendment and Rezoning. 

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 1.3: Commercial & Mixed-Use 

The City shall establish three commercial and mixed-use land use categories: 
Community Commercial, Commercial, and Central Business District. These land use 
categories shall provide a broad range of commercial uses, including retail sales and 
services, personal services, offices, and tourist-oriented uses, and the potential for 
mixed-use developments in order to provide for the availability of goods and 
services, both to the citizens and visitors of Alachua and to the citizens of the North 
Central Florida region while diversifying the housing stock. 

Policy 1.3.b: Commercial: The Commercial land use category is established to provide for 
general commercial uses, as well as more intense commercial and highway 
commercial uses. This is the land use category in which large-scale, regional 
commercial uses may locate. The following uses are allowed within the 
Commercial land use category:  

1.   Retail sales and services;  
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2.   Personal services;  
3.   Financial institutions;  
4.   Recreation and entertainment;  
5.   Tourist-related uses;  
6.   Visitor accommodations;  
7.   Commercial shopping centers;  
8.   Auto-oriented uses;  
9.   Traditional Neighborhood Planned Developments;  
10.  Employment Center Planned Developments;  
11.  Commercial recreation centers;  
12. Office/business parks;  
13. Limited industrial services;  
14. Eating establishments;  
15. Single family attached units;  
16. Apartments and townhomes;  
17. Duplexes and quadplexes;  
18. Single-family and multi-family residential above first floor commercial 

uses;  
19. Convention centers; and,  
20. Supporting community services such as schools, houses of worship, parks, 

and community centers. Development in the Commercial land use 
category may occur as mixed-use or non-mixed-use. 

 

Evaluation & Findings: The current Agriculture Future Land Use designation is outdated and 
does not align with the existing commercial and residential land uses in the surrounding area. 
This requested amendment to the future land use map seeks to correct this inconsistency, 
ensuring that the Future Land Use Map (FLUM) accurately guides future development on 
the site. The subject property is currently bordered by properties assigned with the 
commercial future land use to the north and west. Given these circumstances, the proposed 
amendment to a Commercial designation more accurately reflects the established 
development pattern and character of the surrounding area than the existing Agriculture 
designation. This map amendment will enhance and facilitate a suitable transition from more 
intensive land uses towards lessening intensity in the residential areas.  

The applicant asserts that the proposed future land use map amendment from Agriculture 
to Commercial is necessary to align the map with a more appropriate land use. In 
conjunction with this correction, the change would support a seamless transition between 
existing commercial and residential development along this corridor. 

Policy 1.3.d: Design and performance standards: The following criteria shall apply when 
evaluating commercial development proposals in the commercial & mixed-
use future land use categories:   

1. Integration of vehicular and non-vehicular access into the site and access 
management features of site in terms of driveway cuts and cross access 
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between adjacent sites, including use of frontage roads and/or shared 
access;  

2. Buffering from adjacent existing/potential uses; 

3. Open space provisions and balance of proportion between gross floor 
area and site size; 

4. Adequacy of pervious surface are in terms of drainage requirements; 

5. Placement of signage; 

6. Adequacy of site lighting and potential impacts of lighting upon 
surrounding area. Lighting should be designed to minimize impacts to 
preserve the ambiance and quality of the nighttime sky by reducing light 
trespass and light pollution in adjacent properties by utilizing lighting at 
appropriate intensities, directions and times to ensure light is not 
overused or impacting areas where it is not intended; 

7. Safety of on-site circulation patterns (patron, employee, and delivery 
vehicles), including parking layout, drive aisles, and points of conflict; 

8. Landscaping, as it relates to the requirements and goals of the 
Comprehensive Plan and Land Development Regulations; 

9. Unique features and resources which may constrain site development 
such as soils, existing vegetation and historic significance; and, 

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

Evaluation & Findings: At this high-level, the Future Land Use Map amendment stage, the 
application is being evaluated on its character, compatibility, and location, not the final built 
form’s specific performance metrics.  

Therefore, full compliance with the design and performance criteria would be premature 
and is not applicable until a formal development order or permit application is submitted. 
Compliance will be required to meet all such criteria at the appropriate later stage of the 
land development review process. 

Objective 5.1: Natural Features 

The City shall coordinate land use categories with appropriate topography, soils, areas of 
seasonal flooding, wetlands and habitat during review of proposed amendments to the 
Future Land Use Map and the development review process. Natural features may be 
included as amenities within a development project. 
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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 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 permits 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 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 may be established in the City’s Land Development 
Regulations. 

Evaluation & Findings: Staff has prepared, and included within this report, an environmental 
conditions analysis. There are no concerns related to environmental features, topography, 
soils, flood prone areas, wetlands, or habitat on the subject property. 

Objective 9.1: Connections to Water and Wastewater Systems 
The City will require new development and significant redevelopment projects to connect 
to the City’s potable water and wastewater systems when such connections can be made 
to such systems. 

Policy 9.1.a: Any new development or redevelopment within a Commercial or Industrial 
land use category within the corporate limits, where potable water and 
wastewater service are available, as defined in Policy 1.2.a and Policy 4.2.b of 
the Community Facilities Element of the City’s Comprehensive Plan, shall 
connect to the City’s potable water and wastewater system. 
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Evaluation & Findings: The proposed site plan is located with the City’s potable water and 
wastewater service areas and future development will connect to these City services as 
required. 

Transportation Element 

Policy 1.4.d: The City shall require pedestrian paths within subdivision and within new 
developments to be connected to paths outside the development. 

 

Evaluation & Findings: Future development on the site will be required to provide 
connectivity to adjacent parcels as well as to any existing adjacent sidewalks. 

Policy 1.5.c: The City shall require new development and redevelopment which is 
compatible with an adjacent existing development(s) to interconnect with 
existing development (s) through one or more of the following methods: 

1. Through the extension of a public or private street from the new 
development to the adjacent existing development or adjacent lands; 
and/or, 

2. Through joint use of driveways and cross access agreements among 
adjoining properties to allow circulation between sites. Cross access 
between new development and existing development shall be configured 
to provide safe and convenient interconnectivity between the new 
development and all other existing development located along the cross 
access corridor. 

Evaluation & Findings: Ingress and egress access will be controlled by way of primary access 
to NW 173rd St/CR 235A. Furthermore, interconnectivity between adjacent uses will provide 
indirect access to US 441 and safe and efficient vehicular movement. 

Community Facilities Element 

Objective 1.4: Preventing Additional Nutrients in High Aquifer Recharge Areas 
The City shall prevent additional nutrients from entering high aquifer recharge areas by 
encouraging and supporting the connection of existing developed areas to the wastewater 
system. Policy 1.4.a: Within the high aquifer recharge areas, the City shall make it a priority 
to connect densely populated areas with onsite sewage treatment and disposal systems to 
the wastewater system, thereby minimizing the input of nutrients into the groundwater. 
Policy 1.4.a: Within the high aquifer recharge areas, the City shall make it a priority to 

connect densely populated areas with onsite sewage treatment and disposal 
systems to the wastewater system, thereby minimizing the input of nutrients 
into the groundwater. 
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Evaluation & Findings: Evaluation & Findings: Future development on the site will be 
required to connect to municipal water and wastewater systems. 

Conservation and Open Space Element 

Policy 1.3.d: The City shall require prior to development approval, an inventory of listed 
species for all new developments in areas identified as known habitat for 
listed species. The inventory shall include detailed information regarding 
type, quantity, location and habitat requirements for any listed species 
identified. De minimus threshold for properties required to complete the 
inventory shall be established in the City’s Land Development Regulations. 

 

Evaluation & Findings: Staff has prepared, and included within this report, an environmental 
conditions analysis. There are no concerns related to listed species or their habitat on the 
subject property. As such, a listed species inventory is not required prior to development 
approval. 

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

Evaluation & Findings: Staff has prepared, and included within this report, an environmental 
conditions analysis. There are no concerns related to wetlands on the subject property 

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: There are no delineated wetlands on the subject property. Should 
wetlands be discovered, the development will be required to conform with the applicable 
policies and regulations established in the City of Alachua Comprehensive Plan and Land 
Development Regulations. 

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.  
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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.  

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. No areas of the subject property have been 
prioritized as part of the Florida Natural Areas Inventory. If a regulated plant or animal species 
is discovered, the development will be required to conform with the applicable policies and 
regulations established in the City of Alachua Comprehensive Plan and Land Development 
Regulations. 

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 two soil types found within the subject property, shown in Table 3. 
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Table 3. 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; 0 - 5% Slopes A Well 
Drained Slight Slight ± 95% 

Arredondo Fine 
Sand; 5 - 8% Slopes A Well 

Drained Slight Moderate, 
Slope ± 5% 

Evaluation & Findings: The soil types present on the subject property do not pose any 
significant limitations for development. 

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: Since the subject property is located in Flood Zone X, 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.  

Evaluation & Findings: The subject property is not located within an area of high aquifer 
recharge as identified on the Suwannee River Water Management District’s high aquifer 
recharge potential (HARP) map. No potential sink holes are known to exist on the site. No new 
stormwater management facilities are proposed. 

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 wellfield 
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. 
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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 4. Environmental Resources Map 

FINDINGS OF FACT: COMPLIANCE WITH LAND DEVELOPMENT 
REGULATIONS 

Site-Specific Amendments to the Official Zoning Atlas (Rezoning) Standards 

Section 2.4.25(E)(1) of the City’s Land Development Regulations (LDRs) establishes the 
standards with which all site-specific amendments to the official zoning atlas must be found 
compliant. The application has been reviewed for compliance with the standards of Section 
2.4.2(E)(1). An evaluation of the findings of the applicant’s compliance with the standards of 
Section 2.4.2(E)(1) is provided below. 

(1) Competent substantial evidence provided. The applicant has provided competent 
substantial evidence that is made part of the record of the hearing that:  
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(a) Consistent with Comprehensive Plan. The proposed amendment is consistent with 
and furthers the goals, objectives and policies of the Comprehensive Plan.  

Evaluation & Findings: An analysis of the application’s consistency with the City of 
Alachua Comprehensive Plan is provided within this report. The application has been 
found to be consistent with the goals, objectives, and policies of the Comprehensive 
Plan.  

(b) Consistent with Ordinances. The proposed amendment is not in conflict with any 
portion of these LDRs or any of the City Code of Ordinances.  

Evaluation & Findings: An analysis of the application’s compliance with the City of 
Alachua Land Development Regulations is provided within this report. The proposed 
amendment is not in conflict with any applicable requirements of the City’s Code of 
Ordinances.  

(c) Logical development pattern. The proposed amendment would result in a logical 
development pattern.  

Evaluation & Findings: The proposed amendment would provide consistency with the 
zoning pattern established around the subject parcel. The amendment will provide for a 
logical continuation of business uses compatible with adjacent properties.  

Additionally, the subject property is located along County Road 235A, near the 
intersection with U.S. Highway 441, which is an arterial roadway. The establishing 
purpose of the Commercial Intensive (CI) zoning district in accordance with Section 
3.5.2(E) of the City’s Land Development Regulations states that the, “CI d is trict shou ld  
be  loca ted  a long m a jor a rte ria ls  o r h ighways and  a t the  US 441/In te rs ta te -75 
in te rchange .” 

(d) Premature development. The proposed amendment will not create premature 
development in undeveloped or rural areas.  

Evaluation & Findings: The subject property is located within an urbanized area of the 
City, proximate to existing nonresidential uses. Lands adjacent to the south is zoned for 
a planned residential community, while land to the north is already zoned CI and 
contains pre-existing business. Future development of the subject property would not 
create premature development in an undeveloped or rural area.  

(e) Incompatible with adjacent lands. The uses permitted by the proposed 
amendment are not incompatible with existing land uses of adjacent lands and/or 
the uses permitted by the zone district classification of adjacent lands.  

Evaluation & Findings: The proposed amendment would complete a Commercial 
Intensive zone district by joining zoning with parcels north of the subject property, while 
eliminating an incompatible agricultural island.  
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The established purpose of the Community Intensive (CI) district is  e stab lished  and 
in tended  to  p rovide  lands and  facilita te  h ighway-orien ted  deve lopm ent opportun itie s 
with in  the  City, for u ses  tha t requ ire  h igh  pub lic vis ib ility and  an  accessib le  loca tion .  

(f)  Adverse effect on local character. The proposed amendment will not adversely 
effect the character of the general area where it is proposed to be located by 
creating excessive traffic, density and/or intensities of use, building height and 
bulk, noise, lights or other physical effects or nuisances.   

Evaluation & Findings: The Community Intensive (CI) zoning district is described as 
being “typically located along major arterials or at the intersection of an arterial and 
highway.” The subject property is situated on the west side of CR 235A, just south of the 
intersection with US Highway 441, which is classified as a principal arterial roadway.  

The proposed amendment is anticipated to avoid generating excessive traffic, density, 
or intensity of use, and it will avoid impacting building height, bulk, noise, lighting, or 
other physical effects or nuisances.  

(g) Not deviate from pattern of development. The uses permitted by the proposed 
amendment will not deviate from the development pattern (both established and 
as proposed by surrounding zoning districts) of the area where the proposed 
amendment is located.    

Evaluation & Findings: The proposed amendment primarily permits business uses, 
aligning with the Community Intensive (CI) zoning district, which is designated for 
commercial activities. To the north and west, the zoning includes Commercial Intensive 
(CI), while to the south, it is adjacent to Planned Development - Residential (PD-R), both 
of which allow similar uses as those proposed in the amendment.   

(h) Encourage sprawl. The proposed amendment will not encourage urban sprawl, 
either by resulting in strip or ribbon commercial development, leap-frog 
development or low-density single-family dimensional development.  

Evaluation & Findings: The proposed amendment has been assessed in relation to policy 
1.3.f of the City’s Comprehensive Plan, specifically within the Future Land Use Element. 
Furthermore, the associated small-scale comprehensive plan map amendment 
application has been analyzed against the 13 primary urban sprawl indicators and the 8 
urban form criteria outlined in Section 163.3177(6)(a)9.a of the Florida Statutes, with the 
findings detailed in the application’s staff report. Staff has determined that the proposed 
amendment does not constitute urban sprawl.  

(i)   Spot zoning. The proposed amendment will not result in the creation of an 
isolated zone district unrelated to adjacent and surrounding zone district (spot 
zoning).  

Evaluation & Findings: The proposed amendment will remove a spot zoning condition 
that evolved over time as parcels around it were rezoned. The proposed amendment 
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will remove an isolated zoning district that is disconnected from adjacent and 
surrounding zoning districts.   

(j) Public facilities. The proposed amendment will not result in development in a 
location where there are no plans by the City of other governmental entities to 
provide public facilities to serve the development (roads, potable water, 
wastewater, parks, stormwater management, and solid waste), and there are no 
assurances by the private sector that public facilities are planned and will be 
available to adequately accommodate development.  

Evaluation & Findings: The subject property is situated within the Community Potable 
Water Service Area and the Community Wastewater Service Area. Any future 
development on this property will be required to connect to these services.  

(k) No adverse effect on the environment. The proposed amendment would not result 
in any significantly adverse impacts on the natural environment, including, but not 
limited to, water, air, noise, stormwater management, wildlife, vegetation, wetlands, 
and the natural functioning of the environment.  

Evaluation & Findings: An analysis of environmental conditions has been included in this 
report. The proposed amendment would not lead to any significantly adverse impacts 
on environmental features. Furthermore, any future development of the subject 
property must adhere to the environmental protections outlined in the City of Alachua 
Comprehensive Plan and Land Development Regulations.  

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.  

Note that the analysis was completed with an assumed use of retail sales and services, with a 
floor area ratio (FAR) of 0.75. An FAR of 0.75 is the maximum non-mixed-use development 
potential of the subject property in the CI zone district. Although this represents a maximum 
development scenario, the likelihood of the subject property being developed to this extent is 
minimal once all development parameters including parking, landscaping and stormwater are 
accounted for. 
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Traffic Impact 

Table 4-1. Affected Comprehensive Plan Roadway Segments1  

Segment 
Number2 Segment Description Lanes Functional 

Classification 
Area 
Type LOS 

6 U.S. Hwy 441 From 
I-75 to CR 235A 4/D Principle Arterial Urban D 

7 U.S. Hwy 441 From 
CR235A to NW 188th Street 4/D Principal Arterial Urban D 

16 CR 235A From 
U.S. Hwy 441 to North City Limit 2/U Major Collector Comm D 

17 CR 235A From 
U.S. Hwy 441 to CR 235 2/U Major Collector Comm D 

1    City of Alachua Comprehensive Plan, Transportation Element. 
2    For developments generating less than 1,000 trips, affected roadway segments are identified as 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, and those segments 
on which the development’s impacts are five percent or greater of the Maximum Service Volume (MSV) of the roadway segment. [Section 
2.4.14(H)(2)(b)of the LDRs]. 
 

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

Traffic System 
Category 

Segment 6 
US 441 

Segment 7 
US 441 

Segment 16 
CR 235A 

Segment 17 
CR235A 

 AADT Peak 
Hour AADT Peak 

Hour AADT Peak 
Hour AADT Peak 

Hour 
Maximum Service 
Volume1 39,000 3,510 43,000 3,870 15,120 1,359 15,120 1,359 

Existing Traffic2  34,000 2,819 25,000 2,241 2,080 185 6,048 536 
Reserved Trips3 4,645 355 4,431 419 1,471 144 6,098 643 
Available Capacity3 355 244 13,569 1,210 11,569 1,030 2,974 180 

 

Increase/Decrease in 
Trips Generated by 
Development4 

2,017 223 2,017 223 504 56 5,042 557 

 

Residual Capacity (1,662) 21 11,552 987 11,065 974 (2,068) (377) 
Residual Percentage 
of Permitted Design 
Capacity Utilized 

104.26% 99.40% 73.13% 74.50% 26.82% 28.33% 113.68% 127.96% 

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. (2025). 2024 Count Data. Accessed via Florida Traffic Online April 2025. 
3   Source: City of Alachua January 2026 Development Monitoring Report. 
4   Trip Generation Formula: ITE Trip Generation 11th edition, ITE Code 820; Trip Distribution: Segment 6 – 40%; Segment 7 – 40%; Segment 
16 – 10%; Segment 17 – 100%. 
 

 

Evaluation & Findings: The expected impacts of the application will not adversely affect the 
level of service of road segments 7 and 16. The analysis does show that the application could 
adversely impact the level of service of road segments 6 and 17. As required by Section 2.4.14 
of the City’s Land Development Regulations, if the development does not have de minimis 
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impacts, and the concurrency requirements are not met, the deficiencies will have to be 
addressed in the final development order prior to a certificate of concurrency compliance being 
issued. Accordingly, any application for development on the site will have its concurrency 
reevaluated, and any deficiency in roadway segments 6 and 17 will need to be addressed prior 
to receiving a final development order. This application does not constitute a final development 
order and concurrency will not be reserved. 

Potable Water Impacts 

Table 5. Potable Water Impacts 

System Category Gallons Per Day 

Current Permitted Capacity1 3,000,000 
Less Actual Potable Water Flows1 1,565,500 
Reserved Capacity2 426,864 
Available Capacity 1,007,636 

  

Increase/Decrease in Potable Water Demand from Application 13,623 
 

Residual Capacity 994,013 
Residual Percentage of Permitted Design Capacity Utilized 66.87% 
1    City of Alachua Public Services Department, December 2025 
2   City of Alachua January 2026 Development Monitoring Report 
3   Source: Chapter 62-6.008, Florida Administrative Code. (Shopping Center Formula: 0.1 gpd/sq ft) 

 

Evaluation & Findings: It is anticipated that the proposed amendment will not adversely affect 
the Level of Service (“LOS”) of the potable water system and the development of the property 
at its maximum development potential is therefore acceptable. Concurrency and impacts to the 
City’s potable water system will be reevaluated at the site plan or preliminary plat review stage. 
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Sanitary Sewer Impacts 

Table 6. Sanitary Sewer Impacts 

System Category Gallons Per Day 

Current Permitted Capacity1 1,500,000 
Less Actual Treatment Flows1 813,000 
Reserved Capacity2 396, 935 
Available Capacity 290,065 

  

Increase/Decrease in Sanitary Sewer Demand from Application 13,623 
 

Residual Capacity 276,442 
Residual Percentage of Permitted Design Capacity Utilized 81.57% 
1    City of Alachua Public Services Department, December 2025 
2   City of Alachua January 2026 Development Monitoring Report 
3   Source: Chapter 62-6.008, Florida Administrative Code. (Shopping Center Formula: 0.1 gpd/sq ft) 

 

Evaluation & Findings: It is anticipated that the proposed amendment will not adversely affect 
the Level of Service (“LOS”) of the wastewater system and the development of the property at 
its maximum development potential is therefore acceptable. Concurrency and impacts to the 
City’s wastewater system will be reevaluated at the site plan or preliminary plat review stage. 

Solid Waste Impacts 

Table 7. Solid Waste Impacts 

System Category Pounds Per Day Tons Per Year 

Existing Demand1 45,184.00 8,246.08 
Reserved Capacity2 30,294.66 5,528.78 

 

Increase/Decrease in Demand Generated by Application3 1,635.00 298.00 
New River Solid Waste Facility Anticipated Capacity4 30+ Years 
1    Bureau of Economic & Business Research, University of Florida, Estimates of Population by County and City in Florida (2024); Policy 
2.1.a, Community Facilities Element. Formula: 11,296 Persons x 0.73 tons per year. 
2   City of Alachua January 2026 Development Monitoring Report 
3   Formula: Per Sincero and Sincero (1936). Environmental Engineering: A Design Approach. Princeton Hall, New Jersey. Formula: 12lbs/day 
per 1,000 square feet x 3,200 square feet 
4   New River Solid Waste Association, April 2025 
 

 

Evaluation & Findings: The proposed site plan application is not anticipated to adversely impact 
the level of service of solid waste facilities; therefore, the impacts are acceptable. A site plan is 
a final development order, and if approved, concurrency will be reserved. 
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Recreation Facilities 

The proposed development is a nonresidential development. Therefore, there are no impacts 
to recreation facilities. The development will have no impact to the Level of Service (LOS) of 
recreation facilities. 

Public School Facilities 

The proposed development is a nonresidential development. Therefore, there are no impacts 
to public school facilities. The development will have no impact to the Level of Service (LOS) 
of public school facilities. 

  

Page 104 of 213



 
 

 
Staff Report: ALACHUA 441/235, LLC Page 22 

PR25-0001 | Santa Fe Crossings Phase 2 Rezoning 

EXHIBIT “A” 
TO 

ALACHUA 441/235, LLC 
REZONING 

STAFF REPORT 
 

 
 
 
 

SUPPORTING MATERIALS 
SUBMITTED BY CITY STAFF TO THE 

PLANNING AND ZONING BOARD 
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       Legislation                                       Ordinance 26-05 

City of Alachua 

 

  ORDINANCE 26-05     

AN ORDINANCE OF THE CITY OF ALACHUA, FLORIDA, RELATING TO THE SITE-
SPECIFIC AMENDMENT TO THE OFFICIAL ZONING ATLAS OF THE CITY OF 

ALACHUA; AMENDING THE OFFICIAL ZONING ATLAS FROM AGRICULTURAL (A) 

TO COMMERCIAL INTENSIVE (CI) ON A ± 4.17-ACRE SUBJECT PROPERTY 

GENERALLY LOCATED SOUTH OF US HIGHWAY 441 AND WEST OF NW 173RD 

STREET (CR 235A); TAX PARCEL NUMBER 03042-052-007; REPEALING ALL 

ORDINANCES IN CONFLICT; PROVIDING SEVERABILITY; AND PROVIDING AN 

EFFECTIVE DATE.  

WHEREAS, an application for a site-specific amendment to the Official Zoning Atlas 
(“Amendment”), as described below, has been filed with the City; and, 

WHEREAS, a duly advertised quasi-judicial public hearing was conducted on the proposed Amendment on 
________, 2026, by the Planning and Zoning Board, sitting as the Local Planning Agency (“LPA”), and the LPA 
reviewed and considered all comments received during the public hearing concerning the application and made its 
recommendation to the City Commission; and,  

WHEREAS, the City Commission held duly advertised quasi-judicial public hearings on ____________, 
2026, and ____________, 2026, on the proposed Amendment and provided for and received public participation; 
and, 

WHEREAS, the City Commission has determined and found said application for the Amendment to be 
consistent with the City of Alachua Comprehensive Plan and Land Development Regulations; and, 

WHEREAS, for reasons set forth in this Ordinance that is hereby adopted and incorporated herein as 
findings of fact, that the 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;  

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 incorporated herein by reference. 
2. The Amendment is consistent with the City of Alachua Comprehensive Plan and Land Development 

Regulations. 
3. The Amendment will not cause a reduction in the adopted level of service standards for transportation, 

potable water, sanitary sewer, solid waste, stormwater, recreation, or public schools. 

Section 2.   Official Zoning Atlas Amended  

The City of Alachua Official Zoning Atlas is hereby amended from Agricultural (A) to Commercial 
Intensive (CI) on a ± 4.17-acre subject property, consisting of tax parcel number 03042-052-007 in accordance with 
the legal description found in Exhibit “A” and map found in Exhibit “B” attached hereto and incorporated herein by 
reference.  
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Section 3.   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 4.  Repealing Clause 

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

Section 5.  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. 

Section 6.  Effective Date   

This Ordinance shall be effective upon its passage and adoption on the second and final reading. The effective 
date of this amendment shall be concurrent with the effective date of Ordinance 26-04. No development orders, 
development permit, or land uses dependent on this amendment may be issued or commenced before this 
amendment has become effective. 

PASSED on first reading on the  ____  of _____________, 2026.  

PASSED and DULY ADOPTED, in regular session, with a quorum present and voting, by the City Commission, 
upon second reading this ____, day of ________________ , 2026. 

      
 CITY COMMISSION OF THE  

                CITY OF ALACHUA, FLORIDA 
 
 
 

                     Walter Welch, Mayor   
                   SEAL 

 

 

 

 ATTEST:              APPROVED AS TO FORM  

 

        Rodolfo Valladres, City Manager/Clerk                               Scott Walker, City Attorney 
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EXHIBIT “A” 

Legal Description:  

Tax Parcel: 03042-052-007 

LEGAL DESCRIPTION - PER O.R.B. 2241, PG. 1384 

IN SECTION 8, TOWNSHIP 8 SOUTH, RANGE 18 EAST, ALACHUA COUNTY, FLORIDA 

COMMENCE AT THE SOUTHEAST CORNER OF SECTION 8, TOWNSHIP 8 SOUTH, RANGE 18 EAST, ALACHUA 
COUNTY, FLORIDA, FOR A POINT OF REFERENCE. THENCE RUN ALONG THE SOUTH LINE OF SAID 
SECTION 8, S 87°26'54" W, 50.01 FEET TO THE WESTERLY RIGHT OF WAY LINE OF COUNTY ROAD S 235 A; 
THENCE RUN ALONG SAID RIGHT OF WAY LINE, N 01°47'55" W, 611.24 FEET TO AND FOR THE POINT OF 
BEGINNING. THENCE DEPARTING SAID RIGHT OF WAY LINE, RUN S 87°27'06" W, 687.23 FEET; THENCE 
RUN N 19°05'30" W, 260.78 FEET; THENCE RUN N 87°27'06" W (SEE SURVEYOR NOTE 7), 764.76 FEET TO THE 
AFORESAID RIGHT OF WAY LINE OF COUNTY ROAD NO. S-235 A; THENCE RUN ALONG SAID RIGHT OF WAY 
LINE, S 01°47'55" E, 250.00 FEET TO THE POINT OF BEGINNING.  

CONTAINING 181,485 SQUARE FEET OR 4.17 ACRES MORE OR LESS. 
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EXHIBIT “B” 
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RODOLFO VALLADARES 
INTERIM CITY MANAGER 

PLANNING & COMMUNITY DEVELOPMENT 
DIRECTOR BRYAN S. THOMAS, AICP 

 

 
PO Box 9 
Alachua, Florida  32616-0009 

“The Good Life Community” 
www.cityofalachua.com 

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

 

July 09, 2025  
Submitted electronically to scott@v3capital.com 

Scott Batterson, P.E. 
Director of Development  
Alachua 441/235 Limited Liability Company  
c/o V3 Capital Group Limited Liability Company 
496 S Hunt Club Boulevard  
Apopka, Florida 32703 

Application #: PSSC25-0001; PR25-0001 

RE: Completeness Review for Alachua Santa Fe Crossings, Phase 2 Small Scale 
Comprehensive Plan Map Amendment (SSCPA) and Amendment to the Official 
Zoning Atlas (Rezoning) Applications  

Dear Scott Batterson,  

On June 23, 2025, the City of Alachua Planning & Community Development Department 
received your application for a Small-Scale Comprehensive Plan Map Amendment and a Site-
Specific Amendment to the Official Zoning Atlas (Rezoning) on behalf of V3 Capital Group 
Limited Liability Company. The applications propose to amend the Future Land Use Map 
(FLUM) Designation of a 4.17 + acre property, comprised of Tax Parcel Number 03042-052-007 
from Agricultural (AG) t0 Commercial (COMM) and to rezone the subject property from 
Agricultural (A) to Commercial Intensive (CI).  

According to Section 2.26 of the 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 Division has reviewed the 
aforementioned application for completeness and finds the applications are complete. 

This letter 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 of the in-
depth review will be discussed at a Project Assistance Team (PAT) Meeting.  
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If you have any questions regarding the information above, please contact me at (386) 418-6125 
or be_fisher@cityofalachua.org.  

Sincerely, 

   

 
Bernadette Fisher 
Principal Planner 

 

CC: Bryan S. Thomas, AICP, Planning & Community Development Director (by electronic mail) 
Carson J. Crockett, AICP, Planner (by electronic mail) 
Brenda Flieger, Planning Assistant  (by electronic mail) 
Project File 

Page 111 of 213

mailto:be_fisher@cityofalachua.org


 
RODOLFO VALLADARES 
CITY MANAGER 

PLANNING & COMMUNITY DEVELOPMENT 
DIRECTOR BRYAN S. THOMAS, AICP 

 

 
PO Box 9 
Alachua, Florida  32616-0009 

“The Good Life Community” 
www.cityofalachua.com 

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

 

November 12, 2025  
Submitted electronically to scott@v3capital.com 

Scott Batterson, P.E. 
Director of Development  
Alachua 441/235 Limited Liability Company  
c/o V3 Capital Group Limited Liability Company 
496 S Hunt Club Boulevard  
Apopka, Florida 32703 

RE: Completeness Review: Alachua Santa Fe Crossings, Phase 2 Small-Scale 
Comprehensive Plan Amendment (SSCPA) and Site-Specific Amendment to the 
Official Zoning Atlas (Rezoning) Applications 

Dear Scott Batterson,  

On October 30, 2025, the City of Alachua Planning & Community Development Department 
received your updated application for a Small-Scale Comprehensive Plan Map Amendment and 
a Site-Specific Amendment to the Official Zoning Atlas (Rezoning) on behalf of V3 Capital 
Group Limited Liability Company. The applications propose to amend the Future Land Use 
Map (FLUM) Designation of a 4.17 + acre subject property from Agriculture to Commercial. 
Additionally, the Rezoning application proposes to amend the Official Zoning Atlas designation 
from Agricultural (A) to Commercial Intensive (CI) for the same 4.17 + acre property, identified 
as Tax Parcel Number 03042-052-007.  

In accordance with Section 2.2.6 of the 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 Department has reviewed the 
aforementioned applications for completeness and finds the applications are complete.  

An in-depth review of the content of the applications will be performed, and the findings of the 
in-depth review will be discussed at the Project Assistance Team (PAT) Meeting, which will be 
sent under separate cover.  

If you have any questions concerning the above information, please contact me at                      
(386) 418-6125 or via email at be_fisher@cityofalachua.org.  

Sincerely, 

   

 

Bernadette Fisher 
Principal Planner 
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CC: Bryan S. Thomas, AICP, Planning & Community Development Director (by electronic mail) 
Carson J. Crockett, AICP, Planner (by electronic mail) 
Brenda Flieger, Planning Assistant  (by electronic mail) 
Project File 
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RODOLFO VALLADARES 
INTERIM CITY MANAGER 

PLANNING & COMMUNITY DEVELOPMENT 
DIRECTOR BRYAN S. THOMAS, AICP 

 

 
PO Box 9 
Alachua, Florida  32616-0009 

“The Good Life Community” 
www.cityofalachua.com 

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

 

July 23, 2025  
Submitted electronically to scott@v3capital.com 

Scott Batterson, P.E. 
Director of Development  
Alachua 441/235 Limited Liability Company  
c/o V3 Capital Group Limited Liability Company 
496 S Hunt Club Boulevard  
Apopka, Florida 32703 

RE: Planning Assistance Team (PAT) Summary: Alachua Santa Fe Crossings, Phase 2 
SSCPA and Rezoning Applications 

Dear Scott Batterson,  

On June 23, 2025, the City of Alachua Planning & Community Development Department 
received your application for a Small-Scale Comprehensive Plan Map Amendment and a Site-
Specific Amendment to the Official Zoning Atlas (Rezoning) on behalf of V3 Capital Group 
Limited Liability Company. The applications propose to amend the Future Land Use Map 
(FLUM) Designation of a 4.17 + acre property, comprised of Tax Parcel Number 03042-052-007 
from Agricultural t0 Commercial and to rezone the subject property from Agricultural (A) to 
Commercial Intensive (CI). A Completeness Review was performed on July 09, 2025 and the 
applications were determined to be complete on the same date.  

The applications have been reviewed by the City’s Planning Assistance Team (PAT). Upon 
review of the applications and materials, the following insufficiencies must be addressed.  

Please address the insufficiencies in writing and provide an indication as to how they were 
addressed by 5:00 PM on Wednesday, August 06, 2025. A total of four (4) copies of each 
application package 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. If all comments are addressed by the 
resubmission date above, the application may be scheduled for the September 09, 2025 
Planning & Zoning Board (PZB) Meeting.  

Please address the following insufficiencies:  

Comprehensive Plan Amendment Application:  

1. D.1, required is a statement of proposed change and maps which illustrate the proposed 
change. When reviewing the referenced application, the statement was not addressed. The 
burden of justifying the amendment including identifying specific reasoning warranting the 
amendment. Therefore, a description of why the proposed change is needed, including any 
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change in circumstances to the property area in which the property is located that warrants 
the Future Land Use Map Amendment designation.  

2. D.2(II), the response to the criteria reads, “This parcel is surrounded by urban public 
infrastructure, major roadways, adequately sized wet and dry utilities with capacities, and 
nearby urban support services e.g. new fire station adjacent to east”. Though this point has 
a response, it is in broad terms, which does not consummate the proposed Future Land Use 
Map Amendment promotes the efficient and cost-effective provision or extension of public 
infrastructure and services. Please  address, giving specifics on how the propose Future Land 
Use Map Amendment will promote the efficiency and cost effectiveness of the public 
infrastructure and services.  

3. D.2(III), the response to the criteria reads, “Development to the north of the subject property 
provides for significant improvements to pedestrian facilities that previously did not exist. 
The proposed amendment will bring further connectivity south along CR 235A as it is 
developed with commercial uses, which also permit a mix of densities, supporting housing 
options. The connectivity will bridge existing commercial uses along the Hwy 441 commercial 
corridor with future residential development in the area. This response does not identify 
supportive specifics in regards to promoting walkability and connected communities, 
provisions for compact development and a mix of uses at densities and intensities supporting 
a range of housing, and multimodal transportation system. Please correct the response to 
give specifics as it relates to the criteria for subject property and the surrounding area. 

4. D.2(IV), the response to the criterion reads, “The proposed amendment will promote 
conservation of water and energy by intensifying development along the Hwy 441 commercial 
corridor, where the City has robust infrastructure of water, wastewater and electric. By 
promoting compactness along this commercial corridor, it further discourages sprawl 
development that is costly to provide water and energy services. This response will need to 
be qualitative, this is prevalent to describing why and how this proposed Future Land Use 
Map Amendment will positively promote conservation of water and energy. Please provide 
a response specific to the land use map amendment request and its promotion of 
conservation of water and energy.  

5. D.2(V), response reads, “By promoting commercial development along the Hwy 441 corridor, 
the preservation of agriculture areas and activities of the community can be achieved.” 
Please provide specifics on the agricultural areas that will be preserved as a result of allowing 
this Future Land Use Map Amendment request.  

6. D.2(VI), the response to this standard read, “The proposed amendment will allow for uses 
consistent with commercial activities. The City Land Development Regulations provide for 
open space requirements, including the use of stormwater management facilities.” This 
response does not address preservation of open space, natural lands or public open space 
relative to this subject property in review. Please correct response.  

7. D.2(VII), the response to this standard read, “Given the proposed residential units to the 
south (Alachua West residential subdivision), the west (Farmlands Subdivision Phase 1), the 
north Briarwood Phase 2 and 3) and the east (Tomoka Hills et al.) plus the surrounding 
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existing densities, the proposed commercial land use and zoning is not only justified but 
needed. The proposed amendment will ensure the nonresidential needs of this area are met.” 
Please explain precisely how this proposed Future Land Use Map Amendment “will ensure 
the nonresidential need of this area are met”.  

8. D.2(VIII), the response to this point of criteria read, “N/A”. This response requires 
corrections that include supportive information on how the proposed Future Land Use Map 
Amendment will provide remediation to existing or planned forms of urban sprawl in the 
immediate area.  

9. D.3, Concurrency Impact Analysis, includes a response that reads, “The Phase 2 parcel 
proposes to defer any City required studies, until a development program is finalized 
concurrent with Site Plan application. The City of Alachua Comprehensive Plan establishes 
concurrency standards that ensure that the city is able to provide public facilities to new 
developments without constraining adopted local level of service. The following assessment 
examines how this application impacts public service demands related to transportation, 
potable water, sanitary sewage, solid waste, stormwater, recreation, and public-school 
facilities. The most recent overall analysis provided by the City confirms that there is capacity 
for concurrency for a reasonably conservative development program.” What specific 
policies, objectives, goals and quantitative data are in place to validate the information 
presented? Please provide information related to this Future Land Map Amendment. 
Additionally, it appears that the actual use of the property has not yet been identified. 
Though the request may move forward, it would be beneficial to have a verifiable response 
on how each of the relative factors are in public interest and what benefit to the public will 
accrue from this map amendment. Without this valid justification, the staff is unable to 
validate a positive recommendation.  

10.  D.4, Needs Analysis demonstrating the necessity, the responsive statement reads, 
“Commercial uses shall be limited to an intensity of less than or equal to…0.75 floor area ratio 
for parcels less than 5 acres but greater than 1 acre…this would provide for an allowable 
136,234 SF of commercial intensity, which is not economically or physically able to fit given 
the zoning yard design parameters such as height restrictions” This statement is regarding 
zoning, therefore this is not the appropriate forum because the main purpose of this 
application is demonstrate evidence that supports the requested Future Land Use Map 
Amendment that the City of Alachua’s staff can recommend for approval. 

11. D.5, Analysis of Consistency with the City of Alachua Comprehensive Plan was shown twice, 
but only identified once. Additionally, each element, objective, policy chosen to support the 
Future Land Use Map Amendment request was not addressed individually. Therefore, this 
point of information must be corrected.  
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Site Specific Amendment to the Official Zoning Atlas Amendment (Rezoning) Application:  

1. D.1, the response to this principle reads, “This application proposes via Small-Scale 
Comprehensive Plan Amendment and concurrent Rezoning to change the property’s Future 
Land Use designation from Agricultural to Commercial and Zoning Atlas from Agricultural 
“A” to the Commercial Intensive “CI” zoning district” Please correct this statement to reflect 
this is the Zoning Atlas Amendment Application request accompanying a Future Land Use 
Map Amendment. The current reading does not correlate with this application request. 

2. D.3, Concurrency Impact Analysis, what specific policies, objectives, goals and quantitative 
data are in place to validate the information presented? Please provide information related 
to this Zoning Map Amendment request. Additionally, it appears that the actual use of the 
property has not yet been identified. Though the request may move forward, in means of 
receiving a positive recommendation it will benefit to have a verifiable response to how each 
of the relative factors are in public interest and what benefit to the public will accrue from 
this map amendment. Without this valid justification, the staff is unable to validate a positive 
recommendation.  

3. D.4, Analysis of Consistency with City of Alachua Comprehensive Plan, response included in 
the application reads, “The proposed small-scale comprehensive plan amendment is 
consistent with the Goals, Objectives, and Policies (GOPS) identified below and are 
provided to established a basis of the application’s consistency with the Comprehensive 
Plan. There may be additional GOPs that the application is consistent with that are not 
identified within this report. An evaluation and findings of consistency with the identified 
GOPs are provided below.” This response is related to a Future Land Use Map Amendment, 
not the requested Zoning Map Amendment. The Future Land Use is a component of the 
Comprehensive Plan, which offers guidance. Whereas Zoning governs how real property can 
and cannot be used in certain geographic areas. Therefore, this response will need to 
updated to reflect details related to the Zoning Map Amendment.  

Additionally, there is a statement at the end that reads, “The location of this proposed site 
plan is consistent with the City’s commercial areas and the use is consistent with the list of 
uses allowed by this policy.” At this time, there are no site plans under review for the subject 
property, please revise this statement.  

4. D.5, Analysis of compliance with the Standards for Site Specific Amendments to the Official 
Zoning Atlas, the responses are as follows:  

i. Consistent with Comprehensive Plan, the response provided reads, “The proposed site 
plan aligns with the goals, objectives, and policies set forth in the Comprehensive Plan. It 
supports planned land use, promotes sustainable development, and enhances the 
surrounding area in accordance with established guidelines. By incorporating key 
principles such as efficient land utilization, environmental stewardship, and community 
connectivity, the site plan effectively furthers the vision and framework outlined in the 
Comprehensive Plan.” This statement refers to a site plan, which has not been submitted. 
At this time, the action sought in the application is to amend adopted Zoning Atlas; 
therefore, this an invalid statement that shall be revised. Additionally, details specific to 
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the subject site in regards to how the Future Land Use Map Amendment requested is 
consistent with the City of Alachua’s adopted Comprehensive Plan. 

ii. Consistent with Ordinances, the response reads, “The proposed amendment is fully 
compliant with all applicable provisions of Alachua’s Land Development Regulations 
(LDRs) and the City Code of Ordinances. It does not conflict with any established 
regulatory framework, ensuring alignment with local land use, zoning requirements, and 
municipal policies. The amendment maintains consistency with the city’s planning goals 
while adhering to all legal standards and development guidelines. This response 
acknowledges the proposed amendment is fully compliant, but it does not provide 
specifics that demonstrate support for this statement. Please provide more site specific 
and related details.  

iii. Logical Development Pattern, the response states, “The proposed amendment promotes 
a logical and orderly development pattern, ensuring a cohesive and well-integrated 
approach to land use. It aligns with the established planning framework and is consistent 
with the character and purpose of the surrounding developments. By maintaining 
conformity with adjacent land uses, the amendment enhances continuity and supports a 
balanced growth strategy that respects both existing infrastructure and future 
development objectives. Please explain how this proposed Future Land Use Map 
Amendment promotes logical and orderly development patterns precise to the subject 
property; to give an understanding of why approving this request is important and 
beneficial to the City. 

iv.  Pre-Mature Development, response reads, “The proposed amendment does not result in 
premature development in undeveloped or rural areas. Instead, it supports a well-timed 
and appropriate expansion that aligns with the evolving character of the surrounding area. 
With the construction of WaWa and ongoing development of neighboring properties, the 
site is primed and ready for growth. The amendment enhances the existing development 
momentum, ensuring compatibility with infrastructure and the community’s forward-
looking vision while fostering sustainable and strategic land use.” The response presented 
does not give a full spectrum of why this requested Zoning Map Amendment is not 
premature. The only specific reference is WaWa, please give more details.  

v. Incompatible with Adjacent Lands, the response states, “The current land use designation 
of the subject property as Agricultural (AG) does not align with the adjacent lands 
designated as Commercial Intensive (CI). The surrounding area has evolved to support 
high-intensity commercial development, creating land use pattern that is no longer 
consistent with agricultural zoning. The proposed amendment seeks to bring the site into 
alignment with the existing commercial framework, ensuring computability with 
neighboring properties and facilitating a cohesive development pattern that supports the 
area’s growth and economic vitality.” Please specify how the surrounding area has evolved 
to support high-intensity commercial development.  
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vi. Adverse Effect on Local Character, the statement reads, “ The proposed amendment will 
seamlessly integrate into the existing development landscape, reinforcing the area’s 
ongoing transformation. By aligning the site with neighboring properties and modern land 
use trends, this change fosters a cohesive and well-balanced expansion. Rather than 
introducing disruptive elements, it contributes to a more unified and efficient land use 
pattern, allowing the area to evolve in a manner that complements existing infrastructure 
and enhances economic opportunities. This amendment supports sustainable growth and 
ensures the site remains a valuable asset to the surrounding community.” Please explain 
how the proposed Future Land Use Map Amendment for this subject property will not 
adversely affect the character of the general area including aspects of traffic, intensities 
of use, building height and bulk, noise, lights, or other physical effects or nuisances. With 
knowledge of what development type is being sought for this property that will assist in 
giving more details. The supporting details should include emphasis on how this request 
will not become adversary to the surrounding area, but more in concert with the existing 
development trend that has been established and other relevant information.   

vii. Not Deviate from Pattern of Development, response shown in the application packet 
reads, “ The proposed amendment aligns seamlessly with the established and evolving 
development pattern of the area. The site’s transition to Commercial Intensive (CI) zoning 
ensures consistency with surrounding properties, reinforcing a unified land use 
framework.” This statement reads good, but it does not give further details to support 
what development pattern has been established; please expound on what type or types 
of commercial. Also, the suggestion of the area’s development pattern evolving; please 
explain how in details related to the subject property.  

viii. Encourage Sprawl, the reply states, “This parcel is an agriculturally designated “island” 
surrounded by more intense and dense Future Land Uses and existing and proposed 
urban development sufficient to support its change to commercial.” Please give examples 
of what uses surround this property that is more intense and denser that adequately 
support the Zoning Map Amendment being requested.  

ix. Spot Zoning, the reply reads, “By transitioning from Agricultural (AG) to Commercial 
Intensive (CI), the site will align with adjacent properties that already feature CI zoning.” 
Please describe where these suggested properties are located in relation to the subject 
property.  

x. Public Facilities, in response, stated is, “ The most recent overall analysis provided by the 
City confirms that there is capacity for concurrency for a reasonably conservative 
development program. Please see the most current City provided “Development 
Monitoring Report” typically updated on a monthly basis by Carson J. Crockett.” This 
response does not address how the proposed Zoning Map Amendment will not result in 
development in a location where there are no plans by the City to provide public facilities. 
The information presented, must be site specific and include verifiable data. Please 
update this response.  

xi. No Adverse Effect on the Environment, the response reads, “Note that no wetlands or 
protected habitats exist.” Please present a map or data that supports this statement.  
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If you have any questions regarding the information above, please contact me at (386) 418-6125 
or via email at be_fisher@cityofalachua.org.  

Sincerely, 

   

 
Bernadette Fisher 
Principal Planner 

 

CC: Bryan S. Thomas, AICP, Planning & Community Development Director (by electronic mail) 
Carson J. Crockett, AICP, Planner (by electronic mail) 
Brenda Flieger, Planning Assistant  (by electronic mail) 
Project File 
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PEC-PROFESSIONAL ENGINEERING CONSULTANTS, LLC 
304 Santiago Drive ▪ Winter Park, FL 3289 ▪ Phone: (407) 579-9808 

PEC 
PROFESSIONAL ENGINEERING CONSULTANTS, LLC 
 

June 20, 2025  

 

To:  

The City of Alachua c/o Carson J. Crockett 

Office of Planning and Community Development  

15100 NW 142nd Terrace Alachua, FL 32615 

  

 

Submitted via email:   

ca_crockett@cityofalachua.org 

(386) 418-6121
 

c/o: ALACHUA 441/235 LLC (Owner) c/o V 3 CAPITAL GROUP LLC  

 R. Scott Batterson, PE (Owner’s Authorized Agent) scott@v3capital.com  

 

Re:  Alachua Santa Fe Crossings Phase 2 (ASFCP2) 

 Proposed Small-Scale Comprehensive Plan Amendment with concurrent Rezoning 

  

PEC - Professional Engineering Consultants, LLC has provided the additional supporting information below as 

required in the City’s application for Comprehensive Plan Amendments items D 1 – 12. 
 

ATTACHMENTS 

1. Statement of proposed change, including a map showing the proposed zoning change 
and zoning designations on surrounding properties 

This application proposes via Small-Scale Comprehensive Plan Amendment and concurrent Rezoning to change the 

property’s Future Land Use designation from Agricultural to Commercial and Zoning Atlas from Agricultural “A” 

to the Commercial Intensive “CI” zoning district, on approximately 4.17 +/- acres. The property is identified as Tax 

Parcel No. 03042-052-007 within the jurisdictional authority of the City of Alachua. The parcel is currently 

designated as vacant and is being used for planted pines.   

 

CITY OF ALACHUA PROPOSED PROJECT VICINITY / LOCATION MAP:  
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CITY OF ALACHUA FUTURE LAND USE MAP: 2035 
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CITY OF ALACHUA FUTURE LAND USE MAP: 2035 EXISTING FLU = A 

 
 

CITY OF ALACHUA ZONING MAP: 2035 EXISTING ZONING = A 
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CITY OF ALACHUA FUTURE LAND USE MAP: 2035 PROPOSED FLU = COMM 

 
 

CITY OF ALACHUA ZONING MAP: 2035 PROPOSED ZONING = CI 
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2. A current aerial map or plat of the property. (may be obtained from the Alachua County Property 
Appraiser.) 

Please see below ACPA aerial map May 2023 
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3. Concurrency Impact Analysis showing the impact on public facilities, including potable water, 
sanitary sewer, transportation, solid waste, recreation, stormwater, and public schools in 
accordance with Article 2.4.14 of the Land Development Regulations. 

The Phase 2 parcel proposes to defer any City required studies, until a development program is finalized concurrent with Site Plan 

application. The City of Alachua Comprehensive Plan establishes concurrency standards that ensure that the city is able to 

provide public facilities to new developments without constraining adopted local levels of service. The following assessment 

examines how this application impacts public service demands related to transportation, potable water, sanitary sewage, solid 
waste, stormwater, recreation, and public-school facilities. The most recent overall analysis provided by the City confirms that 

there is capacity for concurrency for a reasonably conservative development program. 

Transportation Mobility   
The City of Alachua Comprehensive Plan Transportation Element Objective 1.1 establishes level of service 
standards (LOS) for all roadways.  
 
Concurrency Assessment:  
The proposed project will generate trips and distributions based on the yet-to-be-determined 
development program.  Based on the most recent attached, the City LOS will be maintained.  
 
Owner/Applicant will provide an update to the previously approved phase 1 Santa Fe Crossings traffic study 
performed by KHA, per City approved methodology, at the time of site permit application. 
 
Potable Water  
The City of Alachua Comprehensive Plan Capital Improvements Element Policy 1.2.a.5 establishes Potable 
Water LOS.   
 
Concurrency Assessment: The proposed project will generate demand based on the yet to be determined 
development program.  Based on the most recent attached, the City LOS will be maintained.  Concurrency 
will be evaluated at the site plan development stage.  
 
Wastewater  
The City of Alachua Comprehensive Plan Capital Improvements Element Policy 1.2.a.2 establishes LOS for 
Wastewater.  
 
Concurrency Assessment: The proposed project will generate demand based on the yet to be determined 
development program.  Based on the most recent attached, the City LOS will be maintained.  Concurrency 
will be evaluated at the site plan development stage. 
 
Solid Waste  
The City of Alachua Comprehensive Plan Capital Improvements Element Policy 1.2.a.3  
establishes LOS for Solid Waste.    
 
Concurrency Assessment: The proposed project will generate demand based on the yet to be determined 
development program in tons per day.  Based on the most recent attached, the City LOS will be 
maintained.  
 
Stormwater  
The City of Alachua Comprehensive Plan Capital Improvements Element Policy 1.2.a.4  
establishes LOS for Stormwater.  The policy establishes the standard as follows, “A design  
storm with 100-year critical duration rainfall depth for projects serving any land use other  
than agricultural, silvicultural, conservation, or recreational uses.  The level of service  
standard for water quality treatment shall be treatment for the “first one inch” of runoff,  
and shall be in compliance with the design and performance standards established in Rules  
40C42.025, and 40C-42.035, Florida Administrative Code, to ensure that the receiving water  
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quality standards of Rule 62.302.500, Florida Administrative Code, are met and to ensure  
their water quality is not degraded below the minimum conditions necessary to maintain  
their classifications as established in Rule 62-302, Florida Administrative Code. These  
standards shall apply to all new development and redevelopment.”  
 
Concurrency Assessment: Any development of the subject property will be designed to maintain the City 
LOS with a master stormwater system to be designed to meet a 100-year critical duration rainfall and other 
stormwater regulatory requirements of the City and Suwannee River Water Management District.  
  
Recreation   
The City of Alachua Comprehensive Plan Capital Improvements Element Policy 1.2.a.6  
establishes LOS for recreation based on the residents to be served.    
 
Concurrency Assessment: As this is an application for a Future Land Use amendment and Zoning 
amendment to commercial, there is no impact to residential recreational facilities.   
  
Public School Facilities  
The City of Alachua Comprehensive Plan Policy 1.2.a.7 establishes LOS for public school  
facilities based on number of students and available capacity for educational facilities.   
 
Concurrency Assessment: As this is an application for a Future Land Use amendment and Zoning 
amendment to commercial, there is no impact to public school facilities. 
 

4. Analysis of Consistency with the City of Alachua Comprehensive Plan (analysis must identify 
specific Goals, Objectives, and Policies and describe in detail how the application complies 
with the noted Goal, Objective, or Policy.) 

The proposed small scale comprehensive plan amendment is consistent with the Goals, Objectives, and Policies 

(GOPs) identified below and are provided to establish a basis of the application’s consistency with the 

Comprehensive Plan. There may be additional GOPs that the application is consistent with that are not identified 

within this report. An evaluation and findings of consistency with the identified GOPs are 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. 

 

Comprehensive Plan Consistency: The location of this project is consistent with the Future Land Use Map and 

executes the development of economic commercials uses.  

 

Objective 1.3: Commercial 
The City shall establish three commercial land use categories: Community Commercial, Commercial, and 

Central Business District. These land use categories shall provide a broad range of commercial uses, 

including retail sales and services, personal services, offices, and tourist-oriented uses, in order to provide 

for the availability of goods and services, both to the citizens and visitors of Alachua and to the citizens of 

the North Central Florida region. 

 

Comprehensive Plan Consistency: The location of this use in an area that is intended to contribute to the 

provision of a broad range of commercial uses including retail sales and services, particularly along the Hwy 

441 corridor, which the City has designated for commercial uses 
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Policy 1.3.b: Commercial:  
The Commercial land use category is established to provide for general commercial uses, as well as more 

intense commercial and highway commercial uses. This is the land use category in which large-scale, regional 

commercial uses may locate.  

The following uses are allowed within the Commercial land use category: 

1. Retail sales and services; 

2. Personal services; 

3. Financial institutions; 

4. Outdoor recreation and entertainment; 

5. Tourist-related uses; 

6. Hotels and motels; 

7. Commercial shopping centers; 

8. Auto-oriented uses; 

9. Traditional Neighborhood Planned Developments; 

10. Employment Center Planned Developments; 

11. Commercial recreation centers; 

12. Office/business parks; 

13. Limited industrial services; and, 

14. Eating establishments. 

 

Comprehensive Plan Consistency: The location of this proposed site plan is consistent with the City’s 
commercial areas and the use is consistent with the list of uses allowed by this policy. 

 
5. Analysis of compliance with the Standards for Site Specific Amendments to the Official 

Zoning Atlas, as defined in Section 2.4.2 of the Land Development Regulations (LDRs), 
and listed below: 

i Consistent with Comprehensive Plan 
The proposed amendment is consistent with and furthers the goals, objectives, and policies of 
the Comprehensive Plan. 

The proposed site plan aligns with the goals, objectives, and policies set forth in the Comprehensive Plan. It 

supports planned land use, promotes sustainable development, and enhances the surrounding area in accordance 

with established guidelines. By incorporating key principles such as efficient land utilization, environmental 

stewardship, and community connectivity, the site plan effectively furthers the vision and framework outlined in 

the Comprehensive Plan. 

 

ii, Consistent with Ordinances 
The proposed amendment is not in conflict with any portion of these LDRs or any of the City 
Code of Ordinances. 

The proposed amendment is fully compliant with all applicable provisions of Alachua’s Land Development 

Regulations (LDRs) and the City Code of Ordinances. It does not conflict with any established regulatory 

framework, ensuring alignment with local land use, zoning requirements, and municipal policies. The amendment 

maintains consistency with the city’s planning goals while adhering to all legal standards and development 

guidelines. 
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iii. Logical Development Pattern 
The proposed amendment would result in a logical and orderly development pattern. 

The proposed amendment promotes a logical and orderly development pattern, ensuring a cohesive and well-

integrated approach to land use. It aligns with the established planning framework and is consistent with the 

character and purpose of the surrounding developments. By maintaining conformity with adjacent land uses, the 

amendment enhances continuity and supports a balanced growth strategy that respects both existing infrastructure 

and future development objectives. 

 

iv. Pre-Mature Development 
The proposed amendment will not create premature development in undeveloped or rural 
areas. 

The proposed amendment does not result in premature development in undeveloped or rural areas. Instead, it 

supports a well-timed and appropriate expansion that aligns with the evolving character of the surrounding area. 

With the construction of Wawa and ongoing development of neighboring properties, the site is primed and ready 

for growth. The amendment enhances the existing development momentum, ensuring compatibility with 

infrastructure and the community’s forward-looking vision while fostering sustainable and strategic land use. 

 

v. Incompatible with Adjacent Lands 
The uses permitted by the proposed amendment are not incompatible with existing land uses 
of adjacent lands and/or the uses permitted by the zone district classifications of adjacent 
lands. 

The current land use designation of the subject property as Agricultural (AG) does not align with the adjacent 

lands designated as Commercial Intensive (CI). The surrounding area has evolved to support higher-intensity 

commercial development, creating a land use pattern that is no longer consistent with agricultural zoning. The 

proposed amendment seeks to bring the site into alignment with the existing commercial framework, ensuring 

compatibility with neighboring properties and facilitating a cohesive development pattern that supports the area’s 

growth and economic vitality. 

 

vi. Adverse Effect on Local Character 
The proposed amendment will not adversely effect the character of the general area 
where it is proposed to be located by creating excessive traffic, density and/or 
intensities of use, building height and bulk, noise, lights, or other physical effects or 
nuisances. 

The proposed amendment will seamlessly integrate into the existing development landscape, reinforcing the area's 

ongoing transformation. By aligning the site with neighboring properties and modern land use trends, this change 

fosters a cohesive and well-balanced expansion. Rather than introducing disruptive elements, it contributes to a 

more unified and efficient land use pattern, allowing the area to evolve in a manner that complements existing 

infrastructure and enhances economic opportunities. This amendment supports sustainable growth and ensures the 

site remains a valuable asset to the surrounding community. 

 

vii. Not Deviate from Pattern of Development 
The uses permitted by the proposed amendment will not deviate from the development 
pattern (both established and as proposed by surrounding zone districts) of the area 
where the proposed amendment is located. 

The proposed amendment aligns seamlessly with the established and evolving development pattern of the area. 

The site's transition to Commercial Intensive (CI) zoning ensures consistency with surrounding properties, 

reinforcing a unified land use framework. 

 

 

 

 
 

 

Page 134 of 213



April 28, 2025                                                         ASFC P2 COMPREHENSIVE PLAN AMENDMENT 
 

PEC - PAGE 11 
OF

 19 

viii. Encourage Sprawl 
The proposed amendment will not encourage urban sprawl, either by resulting in strip 
ar ribbon commercial development, leap-frog development or low density single 
dimensional development. 

This parcel is an agriculturally designated “island” surrounded by more intense and dense Future Land Uses and 

existing and proposed urban development sufficient to support its change to commercial. 

 

ix. Spot Zoning 
The proposed amendment will not result in the creation of an isolated zone district 
unrelated to adjacent and surrounding zone districts (spot zoning). 

By transitioning from Agricultural (AG) to Commercial Intensive (CI), the site will align with adjacent properties 

that already feature CI zoning. 

 

x. Public Facilities 
The proposed amendment will not result in development in a location where there are 
no plans by the City or other governmental entities to provide public facilities to serve 
the development (roads, potable water, wastewater, parks, storm water management, 
and solid wastes), and there are no assurances by the private sector that public 
facilities are planned and will be available to adequately accommodate development. 

The most recent overall analysis provided by the City confirms that there is capacity for concurrency for a 

reasonably conservative development program. Please see the most current City provided “ Development 

Monitoring Report” typically updated on a monthly basis by Carson J. Crockett 

 

xi. No Adverse Effect on the Environment 
The proposed amendment would not result in significantly adverse impacts on the 

natural environment, including but not limited to water, air, noise, storm water 

management, wildlife, vegetation, wetlands, and the natural functioning of the 

environment. 

Note that no wetlands or protected habitats exist. 
6. Three (3) sets of labels for all property owners within 400 feet of the subject property 

boundaries — even if property within 400 feet falls outside of City limits. (Obtain from the 
Alachua County Property Appraiser). 

Please see below ACPA map properties within 400’ “buffer”: 

 
 

Please see below completed labels contents in file: 
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7. Neighborhood Meeting Materials, including: 
i. Copy of the required published notice (advertisement) — must be published a 

newspaper of general circulation, as defined in Article 10 of the City's Land 
Development Regulations 

ii. Copy of written notice (letter) sent to all property owners within 400 feet, and 
mailing labels or list of those who received written notice 
Written summary of meeting — must include (1) those in attendance; (2) a summary of 
the issues related to the development proposal discussed; (3) comments by those in 
attendance about the development proposal; and, (4) any other information deemed 
appropriate. 

Please see the attached documents for this requirement. 

8. For applications requesting a zoning which permits residential uses, Public School Student 
Generation Form. 

N/A 

9. Legal description with tax parcel number 
The subject property parcel ID # is 03042-052-007 

LEGAL DESCRIPTION - PER O.R.B. 2241, PG. 1384 

IN SECTION 8, TOWNSHIP 8 SOUTH, RANGE 18 EAST, ALACHUA COUNTY, FLORIDA 

 

COMMENCE AT THE SOUTHEAST CORNER OF SECTION 8, TOWNSHIP 8 SOUTH, RANGE 18 EAST, 

ALACHUA COUNTY, FLORIDA, FOR A POINT OF REFERENCE. THENCE RUN ALONG THE SOUTH LINE OF 

SAID SECTION 8, S 87°26'54" W, 50.01 FEET TO THE WESTERLY RIGHT OF WAY LINE OF COUNTY ROAD S-
235 A; THENCE RUN ALONG SAID RIGHT OF WAY LINE, N 01°47'55" W, 611.24 FEET TO AND FOR THE POINT 

OF BEGINNING. THENCE DEPARTING SAID RIGHT OF WAY LINE, RUN S 87°27'06" W, 687.23 FEET; THENCE 

RUN N 19°05'30" W, 260.78 FEET; THENCE RUN N 87°27'06" W (SEE SURVEYOR NOTE 7), 764.76 FEET TO THE 
AFORESAID RIGHT OF WAY LINE OF COUNTY ROAD NO. S-235 A; THENCE RUN ALONG SAID RIGHT OF 

WAY LINE, S 01°47'55" E, 250.00 FEET TO THE POINT OF BEGINNING. CONTAINING 181,485 SQUARE FEET OR 

4.17 ACRES MORE OR LESS. 
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10. Proof of Ownership 
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11. Proof of payment of taxes 
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12. Fee. Please see fee schedule for fee determination. No application shall be accepted for processing 
until the required application fee is paid in full by the applicant. Any necessary technical review 
will be billed to the applicant at the rate of the reviewing entity. The invoice shall be paid in full 
prior to any legislative and/or quasi- judicial action of any kind on the petition, appeal, or 
development application.  

 

Check is attached to the application. 

Should you have any questions regarding the contents of this report or if we can be of further assistance, please do 

not hesitate to contact us at your convenience. 

 

Sincerely, 

 
R. Scott Batterson PE, LEED AP BD+C 

PEC - Professional Engineering Consultants, LLC 

Principal & Managing Member 

Florida Licensed Professional Engineer # 60853 

Florida Certificate of Authorization # 28959 

304 Santiago Drive 

Winter Park, FL 32789 

sbatterson@pec-fl.com 

www.pec-fl.com 

(407) 579-9808 
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NEIGHBORHOOD MEETING PUBLIC NOTICE – City of Alachua  
 

To:  Neighbors & Owners within 400’ and interested parties per 

 Updated Mailing List - 1.28.2025.xls 

 

From: ALACHUA 441/235 LLC (Owner) c/o V 3 CAPITAL GROUP LLC  

 Scott Batterson, PE, Principal / Managing Member, (Applicant & Owner’s Authorized Agent) c/o: 

 PEC - Professional Engineering Consultants, LLC Direct: (407) 579-9808 | sbatterson@pec-fl.com  

 

Date:  January 28, 2024 

   

RE:  Neighborhood Meeting Public Notice 

Alachua Sante Fe Crossings Phase 2 (ASFCP2) 

Proposed Small Scale Comprehensive Plan Amendment FLUM and concurrent Rezoning 
 

A Neighborhood Meeting will be held to discuss two (2) proposed applications on a +/- 4.17 acre site in the City of 

Alachua (Alachua County Tax Parcel ID # 03042-052-007). 

 

The first application is a Small-Scale Comprehensive Plan Amendment (SSCPA) to amend the Future Land Use (FLU) 

designation from Agriculture to Commercial. 

 

The second application is a concurrent Rezoning to change the zoning designation from Agriculture to Commercial 

Intensive (CI).   

 

The site is located south of Alachua Sante Fe Crossings which is at the southwest quadrant of the US 441/ CR 235A 

intersection.  Alachua Sante Fe Crossings is located at 16304 NW US HWY 441 ALACHUA, FL 32615.  This 

proposed phase 2 Parcel does not have a physical address assigned yet. 

 

Meeting Details  

 
Date: February 13, 2025 

 

Time: 5:00 PM 

 

Location: Alachua County Library Alachua Branch 14913 NW 140 St., Alachua, FL 32615 

 

Contact: Scott Batterson PE (407) 579-9808  | scott@v3capital.com 

  

This is not a public hearing. The purpose of the neighborhood meeting is to inform the public about the nature of the 

proposal and seek their comments. 

 

If you are unable to attend the meeting, please contact us using the information above, and we will provide materials 

after the meeting is held. Comments may also be submitted in writing to the address or email above or by phone at the 

phone number above. 
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Emelie’s Corner
By EMELIE MATTHEWS

Alachua County Today
Contributor

If you didn’t attend 
the Alachua Chamber of 
Commerce Annual Gala 
at Legacy last Wednesday 
evening, you missed out. 
The program was amazing. 
The board and others, I’m 
sure, worked hard preparing 
a program that will be hard 
to beat next year. The annual 
event is called a gala, which 
I think makes it sound more 
festive and maybe even 
important to put on your 
agenda. 

Mitch Glaeser was the 
MC. They showed a video 
of him riding a horse around 
Alachua and sharing our 
wonderful area. Since Mitch 
couldn’t ride a real horse into 
Legacy, a costume was built 
for him in a dining room. Lee, 
you did an outstanding job 

building his horse costume — 
it was better than a costume. 

Danny Wuerffel was 
a magnificent speaker. 
However, when Sister Hazel 
came out and he joined them 
at the keyboard and sang, who 
knew all their talents. I could 
go on and on, I just wanted 
you all to know not only does 
the Chamber work hard for 
their members all year long, 
but they also celebrate hard. 
I know, Elliot Welker, the 
incoming president will have 
big shoes to fill, but with the 
other officers and board—I 
can’t wait to see what they 
accomplish.

I got out of the habit of 
going to the store when I 
was confined to the house 
for October, November, and 
told to rest. I believe I have 
become the most popular 
person for online ordering. I 
have things coming almost 

every day. I ordered sweaters 
because it was so cold and 
didn’t have any since I lost 
weight. But now it’s turning 
warm again. I’m sure there 
will be some cool evenings to 
wear them. Since I have been 
given a limit on how much 
I can lift, it really is easier 
to shop online — although 
I must keep my budget in 
check. 

I have noticed so many 
ads for Valentine’s dinners. 
Some are quite expensive and 
others just at $$, which would 
be reasonable. There are so 
many choices; I’m sure you 
can find something. I’m not 
excited about going out to eat 
without a reservation because 
it will be too crowded. 

Archie’s birthday is on 
the 13th, but I have a lunch 
meeting and an evening 
meeting that day. We decided 
to go out another day. On 

Valentine’s Day he plans 
to go to Olustee for the 
Reenactment with a friend. 
So, I’m looking at a different 
day to celebrate. Once we 
waited two weeks to celebrate 
Christmas. It was a good 
thing we didn’t have any kids 
in the house then. 

Several years ago, I 
found Groupon, a website 
for discounts at restaurants, 
hotels, and many more 
places. I don’t know why I 
stopped looking, but it is still 
active. You go online and 
look now there are so many 
choices — boat rides, escape 
rooms, painting, baking, and 
photography, etc. I’m sure 
you can find something for 
you to do, either as adults or 
a family.

Almost every year I go 
to Lake Yale near Leesburg 
for GLOW. It is for girls 
from 7th to 12th grades. We 

learn from missionaries, 
attend workshops, and grow 
stronger in our walk with 
the Lord. My mentee, who 
turned 18 on Jan. 27, and I 
will be traveling together for 
a long, exciting weekend. We 
will see leaders and girls we 
haven’t seen in a while — 
some as long as a year. Have 
a wonderful week.

#     #     #
Email editor@

alachuatoday.com

Matthews

I like Reuben sandwiches. 
Sometimes it is difficult to find 
a yummy sandwich. Some folks 
don’t like crust on their bread so 
this casserole should fit perfectly.

Reuben Pie Casserole
Ingredients

•	4-6 slices rye bread (crust removed)
•	Mustard (enough to cover bread)
•	8 ounces shredded Swiss cheese
•	9 ounces chopped corn beef
•	1 16 ounce can or bag of sauerkraut (drained)
•	2 eggs
•	¾ cup milk
•	1 teaspoon salt

Directions:
Press bread slices into a buttered 8 x 

8 baking dish. Spread mustard over bread 
slices. Layer sauerkraut, corned beef, and 
cheese. Repeat. Beat eggs and milk. Add salt 
and sprinkle over pie.

Bake at 325 degrees for 45 minutes to an 
hour.

Yields 6-8 servings.
#     #     #

Email editor@
alachuatoday.com

Reuben Pie CasseroleEmelie’s Recipe 
of  the Week

By EMELIE MATTHEWS
Alachua County Today

Contributor

and New did not provide 
additional details during the 
meeting. He did, however, 
reflect briefly on his tenure, 
noting that he has served the 
City of Newberry for nearly 
11 years. 

Among the agenda 

items, Director of 
Community Development 
Stacey Hectus provided an 
update on plans to revise 
the city’s Overlay District 
to address large-scale retail 
store applications. Hectus 
explained that incorporating 

changes into the existing 
Overlay District would 
simplify the process 
compared to drafting a new 
ordinance.

The proposed 
updates would provide 
developers with a menu of 
enhancements to choose 
from, based on the size of 
the structures they plan to 
build. Hectus stated that city 
staff anticipates presenting 
the changes to the Planning 
and Zoning Board in March. 
If approved, the proposed 
updates will then move to 
the City Commission for 
final approval.

Hectus also reported on 
Newberry’s participation 

in the Alachua County 
Bicentennial – Alachua 200 
kick-off event, held on Jan. 
11, 2025, at Depot Park in 
Gainesville. Newberry was 
the only city in the county 
to accept Alachua County’s 
invitation to participate in 
the celebration, focusing its 
contributions on the city’s 
agricultural history and the 
ongoing development of its 
Ag-Tech Park.

The city’s booth at 
the event, staffed by the 
mayor and members of the 
Community Development 
Department, highlighted the 
progression of Newberry’s 
agricultural heritage. 
Additionally, Newberry 

has been asked to lend 
historical artifacts to the 
Matheson Museum for the 
bicentennial exhibit, which 
is set to open on March 12, 
2025.

The Commission also 
addressed several routine 
items of city business 
including an ordinance to 
amend the city’s water and 
wastewater code, which 
received approval on its first 
reading.  Also unanimously 
approved was a resolution 
finalizing Avalon Woods 
Phase 4B Final Plat.  

The Commission also 
made Planning and Zoning 
Board Re-Appointments 
as three board members—
Donald Long, Kathy 
Thomas, and Ann Polo—
were re-appointed for one-
year extensions, with their 
terms now set to expire in 
April 2026. Other board 
members will continue 
serving until their terms 
end.

#     #     #
Email cwalker@
alachuatoday.com

Newberry artifacts part of bicentennial celebrationNEWBERRY:
Continued from page A1
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H. BRYAN BOUKARI 

LAW, P.A.B
www.BoukariLaw.com

Real Estate
Transactions



Public Employee
Defense

Neighborhood Meeting 
Public Notice

A Neighborhood Meeting will be held to discuss two (2) 
proposed applications on a +/- 4.17 acre site in the City 
of Alachua (Alachua County Tax Parcel ID # 03042-052-
007). The first application is a Small-Scale Comprehensive 
Plan Amendment (SSCPA) to amend the Future Land Use 
(FLU) designation from Agriculture to Commercial. The 
second application is a concurrent Rezoning to change 
the zoning designation from Agriculture to Commercial 
Intensive (CI).  The site is located south of Alachua Santa 
Fe Crossings which is at the southwest quadrant of the US 
441/ CR 235A intersection.  Alachua Santa Fe Crossings 
is located at 16304 NW US HWY 441 ALACHUA, FL 
32615.  This proposed phase 2 Parcel does not have a 
physical address assigned yet.

Meeting Details:
Date: February 13, 2025, Time: 5:00 PM
Location: Alachua County Library Alachua Branch 
14913 NW 140 St., Alachua, FL 32615 
Contact: Scott Batterson PE (407) 579-9808
scott@v3capital.com
This is not a public hearing. The purpose of the 
neighborhood meeting is to inform the public about the 
nature of the proposal and seek their comments.
If you are unable to attend the meeting, please contact 
us using the information above, and we will provide 
materials after the meeting is held. Comments may also 
be submitted in writing to the address or email above or 
by phone at the phone number above.

(Published: Alachua County Today - January 30, 2025)

 

Scott Burton
REALTOR®
352-246-2741

Ben Boukari
REALTOR®
352-262-2679

 

Scott Burton
REALTOR®
352-246-2741

Ben Boukari
REALTOR®
352-262-2679
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         “The Vision to create Value through Versatility” 
 

   

 
V 3 Family of Companies 

 

496 S. Hunt Club Boulevard, Apopka, FL 32703 | 407.848.1663 | www.v3capgroup.com 

Executive Summary: Neighborhood Meeting for Alachua-Santa Fe Crossing 
 
Date: February 13, 2025  
Time: 5:00 PM  
Location: Alachua County Library, 14913 NW 140th St, Alachua, FL 32615 
 
The purpose of the meeting was to discuss the Alachua-Santa Fe Crossing development, a retail-based project located at 
16304 NW US HWY 441, Alachua, FL 32615. The property spans approximately 18 acres of commercially zoned land 
within the city limits of Alachua, currently hosting a Wawa and an Urgent Care facility, with ongoing negotiations for 
additional national quick-service restaurants and a car wash. 
 
The meeting addressed questions regarding the proposed small-scale future land use comprehensive plan amendment 
and concurrent rezoning of the adjacent 4.17-acre parcel from agricultural (AG) to commercial intensive (CI). 
 
Key Points Discussed: 

• Property Location Map 
• Zoning Map 
• Future Land Use Map 

 
Owner representatives Damien Sanders and Scott Batterson from V 3 Capital Group led the meeting. The meeting was 
also attended by two public citizens of the City of Alachua and County, respectively, who expressed their strong support 
for the SSFLUMA with concurrent rezoning from AG to CI.  Their names and addresses are: 

1. Blair Poole, who resides at 13576 NW 222nd Lane, Alachua, FL 32615 

2. Aaron Andrews, who resides at 15602 NW CR 1491, ALACHUA, FL 32615 

We appreciate the participation of attendees and look forward to progressing the future of Alachua-Santa Fe Crossing. 
 
Sincerely, 

R. Scott Batterson, PE 
Director of Development and Construction 

Office: 407-848-1663 Mobile: 407-579-9808 Email: scott@v3capital.com V-Card : Click Here 

Corporate Office: 496 S. Hunt Club Blvd., Apopka, FL 32703 (MAP) Satellite Office: 
8240 Devereux Dr., 103B, Melbourne, FL 32940 (MAP) Web: v3capital.com 
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PEC-PROFESSIONAL ENGINEERING CONSULTANTS, LLC 
304 Santiago Drive ▪ Winter Park, FL 3289 ▪ Phone: (407) 579-9808 

PEC 
PEC-PROFESSIONAL ENGINEERING CONSULTANTS, LLC 

Established 2010 | Serving Florida Ever Since 
Planning • Civil Engineering • Land Use & Development 
Engineering Business Registry License No. 28959 
304 Santiago Drive Winter Park, FL 32789 www.pec-fl.com 

  
 2/21/2026 

 

To: Bryan S. Thomas, AICP  Director of Planning & Community Department  

      City of Alachua, FL 15100 NW 142nd Terrace Alachua, FL 32615 

      Submitted via email:  Bryan Thomas br_thomas@cityofalachua.org 

 

RE:  ASFC City Commission date 3/9/2026 for PSSC25-0001/PR25-0001 - Alachua Santa Fe Crossings, Phase 2 Ag 

        AFFIDAVIT OF POSTING  PLANNING & ZONING PUBLIC NOTICE CITY OF ALACHUA 

        STATE OF FLORIDA COUNTY OF ALACHUA 

 

Dear: Bernadette & Bryan: 

 

Please find below the affidavit and my signature of my posting the required signs, two days in advance of the required 

14 days.  I, R. Scott Batterson, P.E., duly sworn under oath, deposes and states as follows:  I am over eighteen (18) 

years of age and competent to testify to the matters stated herein. I have personal knowledge of the facts contained in 

this affidavit.  I affirm that the City of Alachua City Commission & Planning and Zoning public notice signs 

associated with Application No(s). PRC25-0001 and PSSC25-0001 were posted on the subject property ACPA Parcel 

ID # 03042-052-007 located south of 16304 NW US Hwy 441, Alachua, FL 32615.  The sign was posted on Saturday 

February 21, 2026, in a location visible from the public right-of-way in accordance with the City of Alachua Land 

Development Regulations and City Commission notice requirements for the required posting period prior to the 

public hearing scheduled for 3/9/2026. Photographic documentation of the posted sign has been provided to the City 

of Alachua as required.  I certify under oath that the foregoing statements are true and correct. 

 

Should you have any questions, please do not hesitate to contact me immediately. 

 

Respectfully, 

 
R. Scott Batterson PE, LEED AP BD+C 

Affiant 
President & CEO   

PEC 
PEC-PROFESSIONAL ENGINEERING CONSULTANTS, LLC 

Established 2010 | Serving Florida for Over 15 Years 
Planning • Civil Engineering • Land Use & Development 
Engineering Business Registry License No. 28959  
Florida Licensed Professional Engineer # 60853 
304 Santiago Drive Winter Park, FL 32789 

Direct: (407) 579-9808 | sbatterson@pec-fl.com | www.pec-fl.com 
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RODOLFO VALLADARES 
CITY MANAGER 

PLANNING & COMMUNITY DEVELOPMENT 
DIRECTOR BRYAN S. THOMAS, AICP 

 

 
PO Box 9 
Alachua, Florida  32616-0009 

“The Good Life Community” 
www.cityofalachua.com 

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

 

Bryan S. Thomas, AICP 
Director of Planning & Community Development 
Planning and Community Development Department 
 
As Director Bryan oversees the operations of the Planning & Community 
Development and Code Enforcement Departments for the City of 
Alachua. Bryan strives to help the city attain its vision of providing a 
vibrant, growing and diverse community through the implementation of 
smart growth planning principals. Bryan worked in the private sector in 
economic development and real estate, and earned a master’s degree in 
Urban & Regional Planning from Florida State University and a bachelor 
of arts degree from the University of Florida. 

 
EDUCATION 

University of Florida 
Bachelor of Arts in Liberal Arts & Sciences, 
Major in Economics, Minor in Philosophy 
Graduated: 1989 
 
Florida State University 
Master of Urban and Regional Planning 
Graduated: 1992 

 
 
Gainesville High School 
High School Diploma 
Graduated: 1981 

WORK EXPERIENCE 
City of Alachua, FL | Director of Planning & Community Development | June 2025 to present 
City of Lake City, FL | Principal Planner | Sept. 2024-June 2025 
City of Newberry, FL, | Director of Planning & Economic Development | Jan. 2014-June 2025 
North Central Florida Regional Planning Council, Gainesville, FL | Economic Development 
Director | 2008-Dec. 2013 
City of Jacksonville, FL, | Associate Planner | July 1992-1995 
Apalachee Regional Planning Council, Tallahassee FL | Associate Planner | 1991-1993 
 

PROFESSIONAL ORGANIZATIONS 
American Planning Association | San Felasco Section, Florida Chapter 
Fla. Redevelopment Association  
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 “The Good Life Community” 

www.cityofalachua.com 
Page 2 

 
 

CERTIFICATES AND OTHER SKILLS 
American Institute of Certified Planners | 
Jun 2025-Present 
Fla. Society of Certified Public Managers | 
Certified July 2023 
Fla. Redevelopment Association | 
Redevelopment Administrator (application 
pending) 
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Commission Agenda 
Item 

 
MEETING DATE: March 9, 2026 
SUBJECT: Resolution 26-04: Amending the Fiscal Year 2025-2026 General Fund Budget 

for the receipt of unanticipated revenue; Increasing the General Fund Alachua 
Police Department budget to appropriate revenue and expenses related to an 
Edward Byrne Memorial Justice Assistance grant award received from the 
Florida Department of Law Enforcement. 

PREPARED BY: Robert Bonetti 
RECOMMENDED ACTION: 
Adopt Resolution 26-04. 
 

Summary 
The Alachua Police Department has received an Edward Byrne Memorial Justice Assistance 
grant award from the Florida Department of Law Enforcement.  The awarded grant is for the 
purchase of a trailer, pepperball launchers, and pistol shields.  This grant is for $14,841.25 and 
funds are received on a reimbursement basis. 
 
 
A resolution and budget amendment are necessary to account for the revenues and 
expenditures associated with the grant funding.  
 

FINANCIAL IMPACT 
$14,841.25 
 

ADDITIONAL FINANCIAL INFORMATION 
Budget amendment has been rounded up to $14,842 as budget is entered in whole dollars only. 
 

ATTACHMENTS 
1. Resolution 26-04 
2. Resolution 26-04 Exhibit A 
3. JG248 - Signed Agreement 
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       Legislation                                       Resolution 26-04

City of Alachua

 

  RESOLUTION 26-04 

A RESOLUTION OF THE CITY OF ALACHUA, FLORIDA; AMENDING THE FISCAL YEAR 2025-2026 

GENERAL FUND BUDGET FOR THE RECEIPT OF UNANTICIPATED REVENUE; INCREASING THE 

GENERAL FUND ALACHUA POLICE DEPARTMENT BUDGET TO APPROPRIATE REVENUES AND 

EXPENSES RELATED TO AN EDWARD BYRNE MEMORIAL JUSTICE ASSISTANCE GRANT AWARD 

RECEIVED FROM THE FLORIDA DEPARTMENT OF LAW ENFORCEMENT; PROVIDING AN 

EFFECTIVE DATE. 

WHEREAS, the City of Alachua received an award of an Edward Byrne Memorial Justice 
Assistance grant from Florida Department of Law Enforcement on November 12, 2025; and,  

WHEREAS, said grant award in the amount of $14,841.25 is intended for the purchase of a trailer, 
pepperball launchers, and pistol shields by the Alachua Police Department. 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ALACHUA COMMISSION: 

1. The City of Alachua’s Fiscal Year 2025-2026 Budget is amended to increase the total General Fund 
revenues and expenditures by fourteen thousand, eight hundred forty-two dollars ($14,842) as set 
forth in the attached budget amendment attached hereto as Exhibit A. 
 

2. The Finance and Administrative Services Director is directed to amend the Fiscal Year 2025-2026 
Alachua Police Department budget by increasing the General Fund appropriations as reflected in 
the budget amendment attached hereto as Exhibit A. 
 

3. That this resolution shall take effect immediately upon its adoption. 

DULY ADOPTED in regular session, this 9th day of March, 2026. 

   CITY COMMISSION OF THE  
                CITY OF ALACHUA, FLORIDA 
 
 
 

                    Walter Welch, Mayor    

                                SEAL 

 ATTEST:               

 
 

    Rodolfo Valladares, City Manager/Clerk 
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CITY OF ALACHUA
BUDGET AMENDMENT / BUDGET TRANSFER

# FUND NAME DEPARTMENT NAME ACCOUNT NAME ACCOUNT NUMBER REVENUES (+/-) EXPENSES (+/-)

1 General Fund Non-Departmental Federal Grants - Ed Byrne 001-000.0000-331.2002 14,842.00
2 General Fund APD Operating Supplies - Ed Byrne 001-521.7100-503.5201 14,842.00
3

4

5

6

7

8

9

10

11

12

13

14

15

NOTE: TO INCREASE REVENUE OR EXPENSE = POSITIVE NUMBER, TO DECREASE REVENUE OR EXPENSE = NEGATIVE NUMBER.         AMENDMENT/TRANSFER TOTALS 14,842.00 14,842.00
    USE WHOLE DOLLARS ONLY.

Purpose:  Appropriate budget for the General Fund pursuant to Resolution 26-04.

APPROVED BY:

FINANCE AND ADMINISTRATIVE SERVICES DIRECTOR DATE

APPROVED BY:

CITY MANAGER DATE
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Commission Agenda 
Item 

 
MEETING DATE: March 9, 2026 
SUBJECT: Amended & Restated Power Purchase Agreement and Amended & Restated 

License Agreement – Alachua Solar Energy I, LLC 
PREPARED BY: 

 

RECOMMENDED ACTION: 
Accept the termination of the Amended & Restated Power Purchase Agreement (PPA) and 
related License Agreement, and direct City Manager to issue a formal acknowledgment of the 
termination pursuant to section 2(c). 
 

Summary 
Alachua Solar Energy I, LLC (the “Seller”) has provided written notice dated February 13, 2026, 
stating its intent to terminate the Amended & Restated Power Purchase Agreement (A&R PPA) 
and related License Agreement due to technical and economic non-viability of the solar project. 
 

FINANCIAL IMPACT 
 
 

ADDITIONAL FINANCIAL INFORMATION 
 
 

ATTACHMENTS 
1. Amended & Restated PPA Communication 
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GSE Engineering & Consulting, Inc. 
5590 SW 64th Street, Suite B 
Gainesville, Florida 32608 

352-377-3233 Phone  352-377-0335 Fax 
www.gseengineering.com 

February 16, 2026 

Rodolfo Valladares | City Manager  
City of Alachua  
15100 NW 142nd Terrace  
Alachua, Florida 32615 

Subject:  Summary Report of a Limited Structural Observation  
Cleather Hathcock Community Center 
Alachua, Alachua County, Florida 

  GSE Project No. 17269 

GSE Engineering & Consulting, Inc. (GSE) is pleased to present this summary report of a limited 
structural observation for the above-referenced project. Our services have been provided in 
accordance with GSE Proposal No. 2026-083 Rev. 1 dated February 5, 2026. 

PURPOSE 
The purpose of this limited structural observation was to inspect the existing conditions and provide 
a summary of our conclusions, along with recommendations for structural repairs. 

You also requested that GSE identify deficiencies that may affect continued occupancy, maintenance 
planning, or future rehabilitation. You requested that this summary report include conceptual-level 
cost estimates and feasibility considerations for potential actions, including building relocation and 
structural rehabilitation and upgrades necessary to achieve compliance with the applicable codes. 

BACKGROUND INFORMATION 
The Cleather Hathcock Community Center is located at 15818 NW 140th Street in Alachua, Alachua 
County, Florida (Figure 1). You contacted GSE and requested an inspection of the existing structure. 

Original construction documents for the structure have not been provided for our review. 

SUMMARY OF SITE VISIT 
On January 29, 2026, Kenneth L. Hill, P.E. and John C. Newcombe, P.E., with GSE, visited the site to 
observe the existing conditions. Along with you and your representatives, GSE met with maintenance 
personnel onsite who answered interview type questions relating to the construction and background 
information. 

GSE inspected the accessible and observable areas, including the interior, attic and crawl spaces, and 
exterior to observe the existing conditions. GSE took measurements and example photographs of the 
existing construction. 

SUMMARY OF OBSERVED CONDITIONS 
The following is a summary of the observed existing structural conditions, including example 
photographs. Refer to the attached figures, including the Project Location (Figure 1) and the Floor Plan 
(Figure 2), for additional information. 
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Summary Report of a Limited Structural Observation February 16, 2026 
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Photograph 1: Overview of south elevation 

 
Photograph 2: Overview of north & west elevations 
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Photograph 3: Overview of the attic space 

 
Photograph 4: Example of the roof trusses 
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Photograph 5: Overview of the framing and covering of the roof 

 
Photograph 6: Example of the ridge assembly and framing 
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Photograph 7: Example of floor framing bearing on CMU stem wall 

 
Photograph 8: Example of floor joists and beams supported by CMU piers 
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The Cleather Hathcock Community Center is single-story wood-frame construction supported by 
shallow concrete foundations and concrete masonry unit (CMU) stem walls. According to the Alachua 
County Property Appraiser, the structure has a total area of 2,984 square feet and a conditioned area of 
1,680 square feet. The majority of the building is surrounded by a wraparound wood-framed porch. 
There is a covered walkway leading to a raised, covered entry at the northeast corner of the building. 
A smaller portion of the building at the west end is constructed on a concrete slab on grade. 

The shallow concrete foundations include concrete masonry unit (CMU) stem walls and piers. Along 
the CMU stem walls, CMU blocks have been installed sideways at intervals to create ventilation ports. 
These ventilation ports are covered with brick veneer along the north wall of the building, preventing 
cross ventilation through the crawlspace. 

The metal roof is supported by 2x wood purlins spaced at approximately two feet on center that fasten 
to conventionally framed wood trusses. The conventionally framed wood trusses consist of 2x6, 1x6 
and 2x4 wood members nailed together at intersections. The bottom chord of the truss is spliced 
together at the mid-span with a 2x6 scab-board approximately three feet long. The east porch area had 
pre-engineered wood trusses.  

While in the attic space, it was observed that the ridge vent is installed without screening material, 
which is allowing excess tree debris and moisture from weather events to enter the attic space. 
Additionally, corrosion was observed at most of the fasteners of the trusses throughout the attic space. 
GSE did not observe metal strapping or tie-downs installed at the walls supporting the trusses. 

Although wall coverings were not removed, the structure appears to be constructed of 2x4 wood studs. 
GSE heard testimonies of water intrusion repairs along the north wall near the western window in the 
main open area. GSE observed delamination and blistering of the wall boards above the window along 
the south wall near the western window in the main open area. 

The floor system consists of 1x wood planks or plywood with purlins overtop of 2x6 floor joists. The 
floor joists were installed at two feet on center and spanned approximately eight feet and were 
supported by the CMU stem wall at the perimeter and carrying beams at the interior. The carrying 
beams varied between triple-ply 2x8 members or 8x10 timber beams. The carrying beams were 
supported at approximately eight feet on center. 

While in the crawl space, structural deterioration was observed in most of the wood framing members. 
Moisture damage was the predominant structural deterioration damage observed while other damage 
was found sporadically in the crawl space area. The sporadic damage consisted of warped and sagging 
floor joists and beams, top edges of joists and beams that have been worn down or damaged, and 
cracking of wood framing. 

Outside of the crawl space area, along the full length of the north elevation, a brick façade was observed 
to be installed in front of the CMU stem wall. This brick façade does not have ventilation ports 
installed. 
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CONCLUSIONS AND RECOMMENDATIONS 
It is GSE’s opinion that the existing Cleather Hathcock Community Center building has significant 
damage to the floor framing system, possible damage to the roof framing fasteners, and no tie-downs 
at the ends of roof trusses. In addition, it is GSE’s professional opinion that the design of the roof 
framing system is inadequate to support hurricane force winds, and that the design of the floor framing 
system is inadequate to support the proposed loading of 100 PSF associated with assembly spaces. 
There are also indications that the wall framing may be damaged or have damaged fasteners. These 
issues will require significant repairs and further destructive investigations and may lead to redesign to 
meet the requirements of the 2023 Florida Building Code (FBC), Building, Eighth Edition or the ASCE 
7-22 Minimum Design Loads and Associated Criteria for Buildings and Other Structures. The 
concerns are related to the observable structural damage within the existing construction, along with 
the currently installed floor joist design that does not meet the code specified loading requirements. 

The observed structural damage includes moisture related deterioration, such as corroded fasteners or 
rotting wood framing, and damaged framing.  

Throughout the attic space, the fasteners of the wood trusses show signs of corrosion. A repair 
recommendation for these fasteners would be to install new screw fasteners that would meet the 
requirements of the FBC and ASCE 7-22 codes. 

The 2x6 floor joists are spaced at two feet on center. It is GSE’s professional opinion that these floor 
joists do not meet the requirement of 100 PSF uniform live load for “other assembly areas” as required 
in Table 1607.1 of the 2023 Florida Building Code, Building, Eighth Edition. 

Repair recommendations for the floor joists would include installing new 2x6 wood members 
alongside and between the existing floor joists. Access to install this framing would be difficult and 
costly. It is possible the most economical option would be to lift the structure or remove the interior 
flooring to provide access to perform repairs. 

The moisture related deterioration observed in the crawl space is attributed to poor ventilation. The 
vents along the north elevation have been blocked by a brick façade. The remaining vents created by 
installing horizontal CMU blocks in the CMU stem walls are not adequate ventilation for the square 
footage of the crawl space.  

Repair recommendations for the moisture deterioration in the crawl space would include increasing 
the ventilation for the crawl space area. This could be achieved by installing additional vent openings 
in the stem walls or installing fans to mechanically circulate the air. Additional options for remediation 
are to seal the space and dehumidify the air.  

It is GSE’s opinion that the structural rehabilitation of this building will cost a rough order of magnitude 
(ROM) between $275,000 to $550,000. 

It is GSE’s opinion that the relocation of this building, along with new foundations, will cost a ROM 
between $180,000 to $350,000, in addition to the cost of completing the above rehabilitation. 

It is GSE’s opinion that the construction of a new facility with similar size and function will cost a 
ROM of $625,000. 
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In the building’s current condition, GSE would not recommend performing lifting or relocating 
operations until the structural damage repairs have been completed. Even after repairs have been 
installed, additional bracing and/or shoring of the structure would likely be required to withstand the 
differential movement and loading of the structure during lifting and/or relocating efforts. 

LIMITATIONS 
The opinions presented above are based upon review of the information provided, interviews, site visit 
observations, and our experience with this type of structure. Our services were not intended to confirm 
the original design of the structure or roof system. GSE performed no destructive testing within the 
scope of our evaluation. 

This report reflects observations and conditions of the noted portions of the structure at the time 
of our site visit. The recommendations offered are based upon visual observations of the existing 
structural conditions. The evaluations presented above should not be misinterpreted to represent a 
guarantee of future conditions. 

The order of magnitude costs provided in this report are based on our engineering experience and 
should be confirmed by a licensed contractor with knowledge of current local costs.  The presented 
costs are intended for planning purposes and should not be considered a competitively bid estimate of 
actual costs. Actual costs are generally subject to market conditions at the time of construction.   

CLOSING 
GSE appreciates the opportunity to assist you with this matter.  Should you have any questions or 
require clarification related to the above summary, please do not hesitate to contact us.   

Sincerely, 
GSE Engineering & Consulting, Inc.  

Kenneth L. Hill, P.E.      John C. Newcombe, P.E. 
Principal Engineer       Project Engineer 
Florida Registration No. 40146    Florida Registration No. 93594 

KLH/JCN:tlf 
Q:\Projects\17269 Cleather Hathcock Community Center - STR\17269 Limited Structural Observation.docx  

Attachments: Figure 1 – Project Location 
Figure 2 – Plan 

Distribution: Addressee (1 – Electronic) 
  File (1)  
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Memorandum 

 
Project: Hathcock Community Center 

Project No.: 18-0004 

Date: January 30, 2026 

Facility Address: 15818 NW 140th Street, Alachua, Florida 32615 

 

Time in: 10:00 am  Weather: Overcast/Cloudy 

 

In Attendance: 

Rodolfo Valladares (COA) 

Lynn Hayes (COA) 

Tony Love (COA) 

Kathy Chambers (Monarch) 

Jordin Cummings (Monarch) 

Ken Hill (GSE) 

 

Purpose  

This memorandum documents the findings of a comprehensive visual inspection of the City-

owned public building located at 15818 NW 140th Street, Alachua, Florida 32615, and provides 

professional opinions and recommendations to assist the City in evaluating potential 

rehabilitation, continued occupancy, relocation, or replacement options. 

 

The City engaged Monarch Architects to conduct this assessment and provide professional 

recommendations for consideration as the City evaluates the feasibility and potential costs 

associated with salvaging or relocating the structure. 

 

Scope of Inspection 

The work consisted of a comprehensive visual inspection of the existing public building, which is 

of older construction. The assessment included evaluation of: 

• Life safety compliance 

• Accessibility requirements (ADA and related standards) 

• Fire protection systems 

• Overall compliance with applicable building and fire codes 

 

On January 30, 2026, Monarch Architects performed a visual field assessment of the building 

systems and observable conditions to determine current serviceability and life-safety 

performance. The evaluation identified and documented observed deficiencies that may affect 

continued occupancy, maintenance planning, operational functionality, or future rehabilitation 

efforts. 
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This review was limited to conditions visible at the time of inspection and did not include 

destructive testing or evaluation of concealed components. 

 

 

Findings and Professional Opinion 

Based on the age of the structure, observed conditions at the time of inspection, and the scope 

of review performed, the following considerations are offered: 

1. Life Safety and Code Compliance 

Older public buildings commonly exhibit deficiencies related to means of egress, emergency 

lighting, and alarm systems. Any identified life-safety deficiencies should be prioritized for 

corrective action to reduce risk and ensure compliance with applicable codes. 

 

# Observations/Notes Impact / Risk Recommendation Photo 
LS-1 Exit sign directs 

occupants toward a 
storage room door; 
egress paths are not 
permitted through 
storage spaces. 

Potential 
confusion 
during 
emergency 
egress; 
noncompliant 
egress routing. 

Remove exit sign at 
storage room door 
and confirm 
compliant exit 
routing/signage. 

 

Priority: Immediate 

 

LS-2 Exit door does not 
meet egress 
requirements; door 
must remain 
unlocked while 

occupied. 

Potential 
delayed 
egress in an 
emergency. 

Provide signage 
stating door must 
remain unlocked 
during occupancy 
 
Priority: Immediate 
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LS-3 Panic device 
hardware should be 
considered as 
occupant load 
approaches 50-
person threshold. 
(Field calc: 723 SF / 
15 = 48.2) 

Risk of 
noncompliance 
if use changes 
or load 
increases 

Confirm occupant 
load and use; 
evaluate door 
hardware upgrades 
including panic 
device option. 
 
Priority: Short-
term 

 

 

 

2. Accessibility Compliance 

Due to changes in ADA standards over time, upgrades may be required to address accessible 

routes, entrances, restrooms, and related elements. The extent of required improvements may 

vary depending on whether the building remains in its current use or undergoes renovation. 

 

# Observations/Notes Impact / Risk Recommendation Photo 
ADA-1 Restrooms do not 

comply with current 
ADA standards; 
reconfiguration 
required. Field note 
indicates existing 
footprint cannot be 
reconfigured to 
comply without 
gaining space via 
wall relocation. 

ADA 
noncompliance; 
limits public 
access and may 
restrict 
permissible 
occupancy/use. 

Develop concept 
plan to 
expand/reconfigure 
restroom areas to 
achieve compliance; 
confirm clearances, 
turning radii, 
fixtures, and door 
swings. 
 
Priority: Long-term  

ADA-2 Kitchen does not 
comply with current 
ADA standards; at 
least one accessible 
work surface required 
(34" max height). 
Sink lacks knee/toe 
clearance due to 
base cabinetry. 

ADA 
noncompliance; 
limits 
accessibility for 
public/community 
functions. 

Provide at least one 
compliant work 
surface; modify sink 
base to provide 
knee/toe clearance 
and compliant 
plumbing protection. 
 
Priority: Short-term 

 

 

 

3. Fire Protection Systems 

Fire alarm systems and related infrastructure should be evaluated for operational status, 

remaining service life, and code compliance. Functional tests were not conducted as part of this 
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scope of work. Deficiencies in fire protection systems should be treated as high-priority items 

due to life-safety implications. 

 

# Observations/Notes Impact / Risk Recommendation Photo 
FP-1 Fire detection system 

does not provide 
strobe notification; 
strobe horns and an 
audible alert system 
are required for 
occupant notification 

Inadequate 
occupant 
notification; life-
safety concern 
and likely code 
deficiency. 

Provide horn/strobe 
notification devices 
and verify system 
compatibility, 
coverage, and code 
requirements. 
 
Priority: Immediate 

 

FP-2 Smoke detectors 
currently 
disconnected; require 
reconnection 
throughout building 

Reduced early 
warning 
capability; 
heightened life-
safety risk. 

Reconnect/replace 
smoke detectors as 
required; verify 
locations, power 
source, and 
operation. 
 
Priority: Immediate 

 

 

4. Serviceability and Deferred Maintenance 

The building exhibits conditions consistent with aging facilities. Identified deficiencies should be 

categorized as either deferred maintenance items or code-mandated upgrades to assist the City 

in developing a phased corrective action plan. 

# Observations/Notes Category Recommendation Photo 

1.  Smoke detectors 
disconnected. 

Code + Life 
Safety 

Reconnect/repair as 
part of immediate 
corrective action; 
document 
completion. 
 
Priority: Immediate 

 

2.  Door egress 
operation/signage 
concerns. 

Code + 
Operations 
 

Provide signage and 
confirm door 
operation/hardware 
aligns with 
occupancy/use. 
 
Priority: Immediate 
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5. Feasibility and Cost Planning (Conceptual-Level) 

The following table provides recommended conceptual-level cost allowances structured to 

address and prioritize: (1) immediate life-safety corrections, (2) short-term operational 

improvements, and (3) long-term rehabilitation/modernization. These are order-of-magnitude 

planning ranges pending confirmation of scope, code path, and contractor pricing. 

 

Timeframe Scope  Conceptual Cost Range 
Immediate Provide horn/strobe notification upgrades 

/ improve occupant notification (fire 
alarm) 

$8,000 – $25,000 

Immediate Reconnect/replace smoke detectors 
throughout building; test and verify 
proper operation 

$1,000 – $5,000 
 

Immediate 
Correct egress signage issue (remove 
exit sign directing to storage) 

$200 – $1,000 

Immediate 
Provide signage for exit door to remain 
unlocked while occupied 

$200 – $750 

Short-term 
Evaluate/upgrade exit door hardware; 
consider panic device if occupancy/use 
triggers 

$1,500 – $6,000 

Short-term 
Kitchen ADA upgrades (accessible work 
surface + sink knee/toe clearance 
modifications) 

$10,000 – $40,000 

Long-term 
Restroom reconfiguration and required 
footprint expansion to meet ADA 

$40,000 – $150,000+ 

 

*Conceptual-level ranges vary significantly based on final design decisions, permitting/code 

path, existing conditions, and market pricing. Costs shown are typically construction-only 

allowances unless otherwise expanded in future phases to include design, testing, and 

permitting. Conceptual estimates commonly carry wide variability—often on the order of ±20–

30% or more, depending on how many unknowns remain and how volatile the market is. 

If projected rehabilitation costs approach a substantial percentage of replacement value, the 

City should consider performing a comparative analysis of renovation versus new construction 

to determine the most fiscally responsible course of action. 

Relocation Cost Considerations: 

In addition to rehabilitation, the City may consider relocating the structure either within the 

current property or to a different site; however, relocation typically introduces a separate set of 

costs beyond building repairs. 

• On-site relocation - May be feasible if adequate clearances exist and utilities can be 

reasonably reconnected, but it still requires specialty moving services, temporary 

structural bracing, a new foundation/footings or slab at the new pad location, utility 
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disconnection and reconnection, sitework (grading, drainage, accessible routes), and 

permitting/inspections. 

• Relocation to a new site - Generally increases costs due to transport logistics (route 

analysis, escorts, temporary removal of obstructions/lines, wide-load permitting), higher 

mobilization, and the need to re-establish full site infrastructure (civil work, utility 

services, stormwater, parking, lighting, accessible paths, and potential impact/connection 

fees). In both scenarios, relocation can also trigger additional code compliance and ADA 

upgrades that may be required when the building is re-permitted and placed on a new 

foundation, and concealed conditions may be discovered during lifting and transport. 

For budgeting purposes, relocation should be treated as a separate conceptual line item and 

refined through coordination with a qualified building mover, a structural engineer, and 

civil/utilities consultants to develop a relocation plan and an order-of-magnitude cost range for 

each option. 

• On-Site Relocation 

o All-in cost (move, new foundation, reconnect utilities, permits/engineering, basic sitework): 

~$55,000 – $150,000  

o (Lower end assumes clear access, minimal obstructions, and straightforward 

foundation/utilities.) 

• Relocation to a new site   

o All-in cost (move, transport logistics/escorts, new foundation, reconnect utilities, 

permits/engineering, basic sitework): ~$95,000 – $300,000+ 

o (Lower end assumes short transport distance, straightforward rural/suburban site.) 

Conclusion 

This visual inspection provides a preliminary understanding of the building’s current condition 

and compliance status. Based on the findings, it is recommended that the City: 

1. Prioritize correction of identified life-safety deficiencies (fire alarm occupant notification, 

smoke detectors, and egress compliance measures). 

2. Develop a phased capital improvement plan addressing code compliance and 

operational upgrades, including ADA scope items. 

3. Conduct a cost-benefit analysis comparing rehabilitation versus replacement if 

conceptual cost estimates indicate significant investment is required. 

 

Limitation of Use 

This assessment was visual in nature. Observations and recommendations are based solely on 

conditions visible at the time of the review. Concealed or latent conditions may exist that were 

not apparent during the inspection. Monarch Design Group assumes no responsibility for the 

use or interpretation of this memorandum by parties other than the intended recipient without 

prior written authorization. 
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Commission Agenda 
Item 

 
MEETING DATE: March 9, 2026 
SUBJECT: Law Enforcement Commemorative Service Award 
PREPARED BY: Jesse Sandusky 
RECOMMENDED ACTION: 
Authorize conveyance of ownership for service firearm to retired Officer Richard L. Pilgrim. 
 

Summary 
In accordance with Florida Statute 112.193 law enforcement, correctional and correctional 
probation officers' commemorative service awards, the City of Alachua may present an 
employee who retires under any provision of a state or municipal retirement system, "...the 
officer's service handgun, if one was issued as part of the officer's equipment.."  Richard L. 
Pilgrim retired his position as a Police Officer with the City of Alachua Police Department on 
January 7th, 2026.  Since his retirement date, he has reached out to request his service firearm, 
a Glock - Model 45, 9 mm semiautomatic, serial number CCEM821, optic serial number 
RMQ17883.  This request conforms to the requirements for a commemorative service award, 
as set forth in the aforementioned statutory reference, also included as an attachment to this 
agenda item. 
 

FINANCIAL IMPACT 
 
 

ADDITIONAL FINANCIAL INFORMATION 
 
 

COMMISSION GOALS 
Strengthen Community Service 
Quality of LIfe 
 

ATTACHMENTS 
1. CC Agenda Item_FSS 112.193 - Commemorative Service Awards 
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