






GCCF PUD 

 

PROJECT NARRATIVE    

The proposed GCCF PUD is 300 +/- acre property located south of Laurel Road, north of Border 
Road, east of I-75 and the City’s wastewater treatment plant, and west of the Milano PUD.  The 
property is located within the Northeast Neighborhood of the City’s Comprehensive Plan and is 
designated Mixed Use Residential on the Future Land Use Map.  The property consists of the 
previously approved The Bridges CMU (Ordinance No. 2008-24) and the previously approved 
Villa Paradiso PUD (Ordinance No. 2006-10).  Together the two currently approved binding 
development plans for the property authorize up to 1,794 residential dwelling units with a mix 
of residential housing types, and up to 160,00 square feet on non-residential uses. 

The applicant proposes a rezoning to Planned Unit Development (PUD) which would combine 
The Bridges CMU and the Villa Paradiso PUD into a single PUD (GCCF) for the development of a 
residential community consisting of detached single- family homes, paired villas, multi-family 
homes, assisted living facilities, amenity centers, and open space.  A 25 +/- acre portion of the 
property will also allow for House of Worship as permitted use, and Medical Office as a Special 
Exception Use, as an alternative to residential.  The proposed density is up to 1,300 residential 
units (approximately 4.3 dwelling units per acre), a 27 % reduction in the currently approved 
density for the site.  The proposed GCCF PUD will also reduce building heights, increase 
perimeter setbacks, and increase open space as compared to the currently approved zoning. 

Access to the site will be via Laurel Road and Border Road.  Consistent with Comprehensive Plan 
Strategy TR-NE 1.1.4 a north/south roadway connection between Laurel Road and Border Road 
will be provided through the GCCF PUD.  In addition, where common ownership with the 
Milano PUD to the east exists, one or more optional interconnections between the properties 
shall be permitted.  The circulation plan for the GCCF PUD will provide opportunities for multi-
modal connectivity, and will include a linked sidewalk system for pedestrian connectivity from 
each of the development pods throughout the PUD.  Further, sidewalk linkages along Laurel 
Road and Border Road will be provided to the project limit. 

All internal roadways will be will be privately owned and maintained.  The on-site stormwater 
management system will be privately owned and maintained.  Water and wastewater facilities 
will be dedicated to the City of Venice. 

 



 
 

Policy 8.2 Analysis 
 
Policy 8.2 Land Use Compatibility Review Procedures. Ensure that the character and design of infill and 
new development are compatible with existing neighborhoods. Compatibility review shall include the 
evaluation of: 

A. Land use density and intensity. 
The proposed density and intensity is a reduction from the currently approved density and 
intensity for the property. 

B. Building heights and setbacks. 
The proposed building heights and setback are a reduction from the currently approved 
development plans for the property. 

C. Character or type of use proposed. 
The proposed uses are compatible with the neighborhood and will not result in a change in 
the character or type of uses currently permitted in the area.  

D. Site and architectural mitigation design techniques. 
The proposed plan will result in a less intense form of development as compared to the 
currently approved development plans. 
 

Considerations for determining compatibility shall include, but are not limited to, the following: 
E. Protection of single-family neighborhoods from the intrusion of incompatible uses. 

Not applicable. 
F. Prevention of the location of commercial or industrial uses in areas where such uses are 

incompatible with existing uses. 
Not applicable. 

G. The degree to which the development phases out nonconforming uses in order to resolve 
incompatibilities resulting from development inconsistent with the current Comprehensive Plan. 
Not applicable. 

H. Densities and intensities of proposed uses as compared to the densities and intensities of existing 
uses. 
The proposed plan will result in a less intense form of development as compared to the 
currently approved development plans. 

Potential incompatibility shall be mitigated through techniques including, but not limited to: 
No incompatibility exists, nevertheless, the applicant offers the following responses. 
 

I. Providing open space, perimeter buffers, landscaping and berms. 
The proposed plan is consistent with all City of Venice open space, buffers and landscaping 
requirements. 

J. Screening of sources of light, noise, mechanical equipment, refuse areas, delivery and storage 
areas. 
The proposed plan will result in a less intense form of development as compared to the 
currently approved development plans. 

K. Locating road access to minimize adverse impacts. 
Road access has been located to minimize any adverse impacts. 

L. Adjusting building setbacks to transition between different uses. 
The proposed plan will result in a less intense form of development as compared to the 
currently approved development plans. 



M. Applying step-down or tiered building heights to transition between different uses. 
The proposed plan will result in a less intense form of development as compared to the 
currently approved development plans. 

N. Lowering density or intensity of land uses to transition between different uses. 
 The proposed plan will result in a less intense form of development as compared to the 
 currently approved development plans. 



Sec. 86-47. (f) (1)   

Rezoning amendments. When pertaining to the rezoning of land, the report and recommendations of 
the planning commission to the city council shall show that the planning commission has studied and 
considered the proposed change in relation to the following, where applicable:  

A. Whether the proposed change is in conformity to the comprehensive plan.  
 The proposed change is in conformity with the Mixed Use Residential Comprehensive Plan 
 designation for the property. 

B. The existing land use pattern.  
 The proposed residential PUD is consistent with the land use pattern in the area which largely
 consists of residential uses. 

C. Possible creation of an isolated district unrelated to adjacent and nearby districts.  
 The proposed residential PUD will not create an unrelated isolated district as it is adjacent to 
 nearby districts with similar uses. 

D. The population density pattern and possible increase or overtaxing of the load on public       
facilities such as schools, utilities, streets, etc.  

 The proposed residential PUD will not overtax the load on public facilities such as schools, 
 utilities and streets, and reduce impacts on public facilities as compared to the current zoning.  

E. Whether existing district boundaries are illogically drawn in relation to existing conditions on the 
property proposed for change.  

 The current split CMU and PUD zoning on the project is illogical and the proposed rezoning 
 will allow for unified development of the properties.  

F. Whether changed or changing conditions make the passage of the proposed amendment 
necessary.  

 The split CMU and PUD zoning on the property makes the passage of the proposed zoning 
 amendment necessary for a unified development plan. 

G. Whether the proposed change will adversely influence living conditions in the neighborhood.  
 The proposed change will not adversely affect living conditions in the neighborhood as 
 appropriate buffering is proposed from adjacent properties and a reduction in the currently 
 approved density/intensity of development is proposed. 

H. Whether the proposed change will create or excessively increase traffic congestion or otherwise 
affect public safety.  

 The proposed change will not excessively increase traffic congestion or otherwise affect public 
 safety. 

I. Whether the proposed change will create a drainage problem.  
 The proposed change will not create a drainage problem and will be required to meet all City 
 of Venice standards related to drainage. 

J. Whether the proposed change will seriously reduce light and air to adjacent areas.  
 The proposed development includes substantial setbacks and open space so as to ensure 
 preservation of light and air to adjacent areas.  

K. Whether the proposed change will adversely affect property values in the adjacent area. 
 The proposed change will not adversely affect property values in the area. 

L. Whether the proposed change will be a deterrent to the improvement or development of 
adjacent property in accord with existing regulations.  

 The proposed change will not be a deterrent to the improvement or development of adjacent 
 property. 



M. Whether the proposed change will constitute a grant of special privilege to an individual owner 
as contrasted with the public welfare. 

 The proposed change will not constitute a grant of special privilege.  
N. Whether there are substantial reasons why the property cannot be used in accord with existing 

zoning.  
 The split CMU and PUD zoning of the properties requires this PUD rezoning in order to unify 
 the development plan for the properties. 

O. Whether the change suggested is out of scale with the needs of the neighborhood or the city. 
 The change is not out of scale with the needs of the neighborhood or the City. 

P. Whether it is impossible to find other adequate sites in the city for the proposed use in districts 
already permitting such use.  

 There are limited adequate areas within the City which are currently zoned for the proposed 
 use.  
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