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ADJUSTMENT TO THE EAST NASSAU EMPLOYMENT C:ENTER DETAILED 
SPECIFIC AREA. PLAN DEVELOPMENT ORDER (THE "DSAP DO") OF THE 

EAST NASSAU COMMUNITY PLANNING AREA (THE "EN CPA") 

WHEREAS, TERRAPOJNTE LLC, a Delaware limited liability company 

(hereinafter, "TerraPointe"), and the following Owners of Record: RA YONIER EAST_ 

NASSAU TIMBER PROPERTIES I, LLC, RA YONIER EAST NASSAU TIMBER 

PROPERTIES II, LLC, RA YONIER EAST NASSAU TIMBER PROPERTIES V, LLC, 

RA YONIER EAST NASSAU TIMBER PROPERTIES VI, LLC, RA YONIER EAST 

NASSAU TIMBER PROPERTIES VII, LLC, which are wholly-owned subsidiaries of 

TERRAPOINTE LLC, and RA YONIER EAST NASSAU TIMBER PROPERTIES Ill, LLC, 

and RAYONIER EAST NASSAU TIMBER PROPERTIES ·IV, LLC, which are wholly-

owned subsidiaries of RA YONIER TIMBER COMPANY NO. 1, INC., and RA YONIER 

TIMBER COMPANY NO. 1, INC., all of which are Delaware limited liability comp~es or 

corporations, submitted to Nassau County, Florida (the ."County"), an adjustment to the 

DSA~ DO, which includes an adjustment to the DSAP application and said application was 

deemed complete by the County on December 10, 2014 and amended on March 30, 2015, 

and April29, 2015, pursuant to County Land Development Code Section 27.07, requesting 
' 

modifications to portions of the DSAP application and the DSAP DO (the "Adjustment"); 

WHEREAS, the changes proposed in the Adjustment have been detennined by the 

Nassau County Planning Director to satisfy County Land Development Code ("LDC'') 

Section 27.07(B) and as such have been reviewed pursuant to the procedures set forth m 

LDC Section 27 .08; and 
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WHEREAS, the Nassau County Planning Director has reviewed the Adjustment and 

considered the evidenced presented and fmds that: 

1. The Adjustment is consistent with Section 163.3245, Florida Statutes; and 

2. The Adjustment is consistent with the Nassau County 2030 Comprehensive 

Plan, including the soels, objectives and policies and long-term master plan 

for the ENCPA, and Nassau County land development regulations, including 

the PD-ENCPA Ordinance, as such documents are being modified consistent 

with and in coqjunction with the Adjustment. 

NOW THEREFORE, the Adjustment is hereby approved by the Nassau County 

Planning Director and the DSAP DO (adopted pursuant to Ordinance 2013-11) is hereby" 

amended by the followimg specific changes: 

l. Substitute and replace DSAP DO Exhibit "B", DSAP Land Use Map, with the revised 

Exhibit "B" attached hereto and incorporated herein. 

2. Substitute and replace DSAP DO Exhibit "C" (DSAP Application) and Appendices B 

and C to Exhibit "C", with revised Exhibit "C", including Appendices B and C to 

Exhibit "C", attached hereto and incorporated herein. 

3. Substitute and replace DSAP DO Exhibit "E", Transportation Impact Analysis (TIA) 

Methodolo&y, with revised Exhibit "E" attached hereto and inccrponted herein. 
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4. Modify the authorized agents for TerraPointe and the Owners of Record to Gunster, 

Yoakley & Stewart, P.A., 225 Water Street, Suite 1750, Jacksonville, Florida, 32202 

and VHB/MillerSellen, 225 E. Robinson Street, Suite 300, Orlando, Florida 32801. 

S. The text to DSAP DO General Conditions and Commitments 1, 2(a), 2(d), 3(a), 3(d), 

3(e), 3(f), 3(g), 4(a), 4(e), S(a), S(c), S(d), 6(e) and 6(f) is modified as shown in 

strikethrough and underline on Exhibit 1 attached hereto and incorporated herein. 

6. Except as modified herein by the Adjustment, the DSAP DO and DSAP Application 

adopted under Ordinance 2013-11 shall remain in full force and effect. 

7. The Nassau County Planning Director intends that the provisions of the adjustments 

set forth for the DSAP DO on Exhibit 1 and revised DSAP Exhibits ''B", '"C" 

(including Appendices B and C to Exhibit "Cj and "E" will be recorded in the 

Nassau County, Florida, public records. 

8. Within ten (1 0) days of the adoption of this Adjustment to the DSAP DO, Nassau 

County shall render a copy of this document with all attachments, certified as 

complete and accurate, by first class certified mail, return receipt requested, to the 

Florida Departmen~ of Economic Opportunity, Bureau of Local Planning, Northeast 

Florida Regional Council, and the Owners of Record, including TerraPointe. 
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Approved by the Nassau County Planning Director this /(? day of 

;vJtt' , 201 S, and shall become effective upon app.roval by the Nassau County 

Board of County Commissioners of the ENCPA Master Land Use Plan (Map FLUMS-6) 

modification being processed in coqjunction with this Adjustment. 

lNG DIRECTOR 
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Exhibit 1 

Revised DSAP DO General Conditions and Commitments · 

A. Modify General Condition and Commitment 1 as follows: 

1. AppHcation for Development Approval. The DSAP shall be developed on 

the Property in accordance with (1) Objective FL.13 and associated policies of 

the Future Land u!,!se Element of the Nassau County Comprehensive Plan, as 

amended, (2) the DSAP Land Use Map, which is attached hereto as Exhibit 

"B't, and (3) the AppJication for East Nassau Employment Center Detailed 

Specific Area Plan, prepared by VHB/MillerSellen, dated November 1. 2012, 

as amended by the DSAP DO Adjustment. includin& the DSAP awlication 

deemed complete on December 10.2014 and as modified on March 30.2015, 

and April 29. 2015. which is attached hereto as Exhibit "C'. The 

aforementioned items are on file at the Nassau County Growth Management 

DeJ?artment &Bailee made part &fthis QevelepBleRt O'Nier . 

B. Modify General Conditions and Commitments 2(a) and 2(d) as follows: 

2. Environmental Conditio111. 

a. llfier le dle fiJiBg ef ~ filM epplieati:e& ill PHiimin&fy De'>•lepmeat 

P1eft (PDP) withi& the DSM, a A._management plan &ball he bas been 

developed for the Central Plaooing Area, that promotes maintenance 

of native species and diversity in such areas and which may include 
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provisions for controlled bums. Prior to the filing of the first 

mmlication for a Prelimitwy Develqmnent Plan (PDP) witbin dJe 

Northern Planning Area. a management plan shall be developed that 

promotes maintenance of native s_oecies and diversity in this area 8.1¥1 

which IMY include provisions for controlled bums. Prior to the fitins 

of the frrst ap_plication for a PDP within the Southern Planning area. a 

manaaement plan shall also be developed that promotes maintenance 

of native s.pecies nd diversity in this area and whicll may include 
. . 

provisions for COntrolled bums· The management plan(s) required per 

this subsection may be deyeloped for one Planning An! or a 

combination of Plannin& Areas. For example. one SllAOOKemeut plan 

maY be develqped for the land within the Central and Southern 

Planning Areas ~ a sej)Atlte managanent plan for the Northern 

d PRer te tile fiHBg ef llle fifet applieatieB fer PQP vli4WB tM Q8AP, &R 

An environmental education program shall ee bas been developed for 

the CHN and submitted to the County. The environmental education 

pfOii8lll will be eBd implemented in co)\junction with a one or more 

property Owners association, environmental group, or other 

community association or goverrunental agency so as to encourage 

protection of ~he wildlife and natural habitats incorporated within the 

CHN. 
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C. Modify General Conditions and Commitments 3(a), 3(d), 3(e), 3(t) and 3(g) as 

foJJows: 

3. Transportation/Mobility Facilities. Set forth in the Mobility Fee 

Agreement as may be amended and below are the transportation/mobility 

facilities needed to serve the future land uses in the DSAP and the funding 

mechanisms for those improvements: 

a. In assessing the transportation/mobility facilities needed to serve the 

JAX_ACTIV£ 3569831. 9 

DSAP, the needs for the entire ENCPA have been assessed. Given·the 

uses proposed in the ENCPA, the following improvements (f&Ye-wed 

&y tJte prejeeted eest ef eeelt) will serve the ENCPA, are further 

depicted and descnDed in Exhibits B and E to this Development Order, 

and comprise the ENCPA Mobility Network. The location of the 

ENCPA Mobility Network improvements will be in &eneral 

conformance with Figure 3.2 in Exhibit C. based on fmal survey and 

engineering and detenniped at the time of detailed site plans or 

construction plans withoUt requiring an adjustment to this DSAP DO. 

exce,pt as provided for in Section 27.07 (Adiustments to DSAP DO) of 

the Nassau County Land Develcwment Code. These improvements do 

not include improvements which are internal to a residential 

subdivision (such as subdivision streets) or non-residential 

development (such as dtiveways) or which are related to a subdivision 

or development entrance or exit (such as turn lanes, 
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acceleration/deceleration lanes, and entrance signalization) to an 

ENCPA Mobility Network improvement 

1) CR I 08 Extension $lS,Q97,~42.00 

2) New 1-95 Interchange $23,725,000.00 

3) Interchange Road $22,890,2€;7.00 

4) US 17 Widening $7,216,9~7.99 

5) EmpleymeBt Ceftter (Refthls&titft reatl) Nortb-South Regional 

6) Bmpleyment CeBter (Celleeter Re~ DSAP Western LoQp 

Collector $8,9fil,994.00 

7) Traffic Signals at major intersections $2,800,909.09 

8) SR AlA Intersection left turn lane improvements - included 

with Traffic Signals at major intersections 

9) 1-95/SR AlA Interchange Improvements S70Q,OOQ.OO 

10) SR AlA and William Burgess Boulevard Intersection 

Improvements $500,900 

II) Internal trails $8,1 66,050.00 

JAX_ACTIV£ 3569831. 9 4 



APPROV§P 

Tetal Cest efENCPA Mehili$)' NetwePil SU4,8U9848,0Q 

Collectively, and as they may be amended pursuant to the Mobility 

Fee Agreement, these are referred to as the "ENCPA Mobility 

N~ork". The proiected cost of the ENCPA Mobility Network n.pd 

each improvement is set forth in the Mobility Fee Agreement. as may 

be amended. 

d. The short-term (five .. year) development program for the Central 

Planning Area as depicted in Exhibit "B" consists of 2SQ mYki family 

ieMeMialuRie and 400,000 sttuare feet efR9R Jll&ideMiaJ t~MS, whieh 

uses He pF&jeeted· te geaerete a te-' ef 6;al6 Mily tfips an 800-

student school. 100 single family units. 250 multi-family unifs. 80.000 

square feet of Qffice and 40.000 squme feet of retail. which uses are 
proiected to &enerate a total of 6.439 daily trips. IerraPointe and/or the 

IUPiicable Owners of ReconJ may elect to accelerate the Central 

P1pning Area develQPlllent promm beyond the short-term 

develOj)lllent program set forth herein within the short-term. proyided 

that such acceleration is consistent with the slicab1e PDP and TIA 

and the County's capital improvement plan apd all ewlicable 

mitig tion reauirements. including ap_plie&ble Mobility Fee Network 

improvementfs). are mel The short-term (five-year) improvements 

needed to serve the Central Planning Area when uses which generate 

such total traffiC are completed and open (and have received 

certificates of occupancy) consist of~ 

L ENCPA Mobility Network roadway segments to provide 

access to development parcels; and 
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ii:. SR 200/AlA and DSAP Western Loop Collector lntqsection: 

!11 Install traffic signal; 

.(b1 SR 200/AlA eastbound left-tum lane (to be constructed 

as part of FOOT's widsmina projcctl: 

!£1: SR 200/AlA Westbound right-twn lane: and 

@ DSAP Western LOQP Collector (southbound groacb). 

a two-lane road. to consist of one shared I9Utbhound 

ri&htlthrou&h lane and one southbound left-turn lane. 

which will tgper. 

B:Bd sheuW he ewhJate4 as devel&p~HIIl 81Mil'&. 

e. The lon&-term (build-out) development program for the Central 

JAX_AC11VE 3569831. 9 

Planning Area consists of 2,S99 JBYlti family an 800- student school. 

U62 ·residential units and 7,009,QOO 6.236.495 square feet of non­

residential uses (retail, office, and industrial), which uses are projected 
' 

to generate a total of 91,48Q 95.657 daily trips. The long-term (build-

out) improvements needed to serve the Central Planning Area when 

uses which generate such total traffic are completed and open are: 
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i. North- South Regional Center Arterial Road (4 lanes, initially 

constructed as 2 lanes) - This roadway will extend through the 

Central Planning Area (the Bmpleyme&t Ceater) hiB 8R 1'\lh 

te the Bast West ltttefeh:tmge Reatl and continue north through 

the Regional Center and connect to US 17. This roadway will 

serve as a s,pine of the ENCPA for areas between US 17 and 

Interstate 95. A traffic signal is assumed at the intersection of 

this roadway and SR AlA. 

ii. &at West Interchange Road (4 lanes, initially construe~ as 

2 lanes) - This roadway will provide access to the Central 

Planning Area from US 17. 

iii. Collector Roadways (2 lanes •NHil mm laMs) - The collector 

roadways for the Central Planning Area provide a second 

access point to and from SR AlA, as well as eeoneeti9BB te1he 

TOO &left Be8f U8 17 the IJJtqcJvwu Road. Turn lanes at 

intersections will be provided as needed· 

iv. Trail System - A system of multi-use trails is planned to 

provide non-auto travel choices within the Central Planning 

Area. The trail system will accommodate pedestrians...--am 

bicyclists and may accommodate golf carts. Approximately 20 

7 



APPROV~ 

miles of trails are included as part of the ENCPA-Mobility 

Network for this area. 

v. Transit Oriented Development - The Central PJanning Area 

provides opportunities for TOD around any future stations 

developed as part of a potential commuter rail system. 

f. . No short-term {five-year) . development !s projected in the Northern 

Planning Area as depicted in Exhibit "B." the N2 short-term (five­

year) development pFegtBIB fer is projected in the Southern Planning 

Area as depicted in Exhibit "B" eensists ef 100 single family 

f88WeBtial ooits, whieli ..se is prejeeted te generate a tetal ef951 Elaily 

tfips. No short-term (five-year) ENCPA Mobility Network 

improvements are needed to serve the Northern or Southern Planning 

Areas. 

g. The long-term (build-out) development progmm for the Northern 

Planning Area consists of 769 single-fimrily residential units and 

75,000 square feet of retail uses, which uses are projected to generate a 

total of 12,42~ 12.493 daily trips. The long-tenn {build-out) 

development program for the Southern Planning Area consists of +&9-

si&gle iHBHy !'86Wellti&l lilftits aM as,ooo 788.505 square feet of retail 

nonresidential Employment Center uses, which uses are projected to 

generate a total of~ 5.386 daily trips. No long-tenn' (build.out) 
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ENCPA Mobility Network improvements are needed to serve the 

Northern Planning Area. The long-tenn (build-out) Mobility Network 

Improvements needed to serve the Southern Planning Area when uses 

which generate the total traffic identified above are completed and 

open (have .received certificates of occupancy) consist of the SR AlA 

and William Burgess Boulevard intersection improvements described 

in Section 3(aXIO) above. 

D. Modify General Conditioos and Commitments 4(a) and 4(e) as follows: 

4. Land Uses Summary/DSAP Land Uses. 

a. Employment Center (EC): The primary land use within the Central 

Planning Area mJ one oftbe ~ uses in the Southqn Plwning Area 

is pleBMd M a I ;44 J aere employment center comprised primarily of 

muhi-family. office/research. light industrial, and commercial uses_. 

including a mixed-use town center cODSisteat with the ollpwe4 EC 

uses. The following are the general design guidelines for the EC 

catesory: 
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i. Development in the EC land use category shall be subject to 

the following land use mix percentage ranges and requirements 

(percentages are gross within the Cemrel Plaftniog .v.e g 

category): 
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(a). Office. research park and business service - lS% to 

(b). Industrial (manufactUring and warehousing distribution) 

- O%to60%~ 

(c). Support retail, hotel and services- 00/o to 10%~ 

(d). Civic, public facilities and transit stations - 10% 

minimum; and 

(e). Residential- 0% to 10%~ 

ii. Shared parking areas and garages shall be pennitted for all EC 

uses, including any civic and public facilities. 

iii. De~lopment shall be designed to incorporate landscaping and 

pedestrian amenities such as benches and bicycle parking along 

sidewalks and multi-use paths and streets. 

iv. Development shall be designed to accommodate feeder bus, 

bus rapid trans~ and other transit stops. 

e. Residential Neighborhood (RN): A majority of the Northern Planning 
. 

Area and the eat~My ef the 8&llth a portion of the Central Planning 

Area have been designated as RN. The sulH:ategory is divided into 

three tiers to create a hierarchical patt~ of residentill neighborhoods 
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radiating outward from the a community VC. Tier 1 neighborhoods 

are mid-density residential areas adjacent to ViiJage Centers. Tier 2 

neighborhoods are lower density in character and generally located * 
·~to 1 mile .from Village Centers. Tier 3 represents the lowest density 

neighborhoods generally located beyond 1 mile from a designated 

· Village Center. 

E. Modify General Conditions and Commitments 5(a). S(c) imd 5(d) as follows: 

5. Master Planning Principles for each DSAP Planning Area. 

a. Central Planning Area: The Central Planning Area is generally 

characterized by mixed- use. non-residential and residential 

development; hvt eeme MEieatial will he per~. The Central 

Planning Area provides for fom of the seven general land uses: CHN, 

EC. RN and RC (and associated TOD and a town center). The 

development program for the Central Planning Area is set for ~ 

U§2 residential units and 7,00Q,QQQ 6.236.495 square feet of non­

residential square footage. The RC is oriented to the north of the 

Central Planning Area, the RN is oriented in the west and central areas 

of the Central Planning Area and the EC and CHN is are located iB-the 

SEMHh throughout. Consequently, the RC located in the Central 

Planning Area is only a small part of the overall RC for the ENCPA 

The physical separation between the eC Bftd RC and other land use 
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areas is planned to be the large wetland slough (CHN) near the 

northern portion of the Central Planning Area. The main access to the 

Central Planning Area is planned from SR 200 with additional access 

from US 17. 

c. Southern Planning Area: This Planning Area has e R-esiElemial 

Neigh\J91'heed an Employment Center and CHN land use 

classification. The development program calls for 7fi9 hemes aBEl 

2.S,OOQ 788.505 square feet of non-residential uses (''NR~'). -llie 

eveml!l deBSity is ~eletWely lew 8BEl tiNe is plamtM te -8e ebtsteretl 

priawily ea the BeRhem eeeliM ef tftie Plaaai&g ARia Iea":ms tile 

sEMHilem seetiell \'lith large let develeptMBt er H a pessihle eMteBsieB 

ef tfte CHN' ·.vitA mMe Elefi.'litive develepme~H pleBs. The NR is 

iHteREie4 te pre'li4e B&B reeidemie.l YSes te serw the pepulatieB ef tftis 

area. Te tlte ell«W peetieel, this NC sketiW he ee Jeeated preH:ima&e 

te tile g&¥efftmeftt eefttet tkerehy eKp888iBg the pepYietiea IPI1lilallle 

te ~ H\'&Btege ef these eeiglliJetlteed aeFYieg \19es. The 

northeastern portion of the EC area is designated on Exhibit "B" as a 

Limited Development Area and lll81lUfucturin and industrial uses 

regyiring outdoor storage shall not be permitted within this area. 

Vehicular access to the Southern Planning Area is from a yet 

unidentified right of way from William Burgess Boulevard. 
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d. Maximum Development Program for each of the DSAP Planning 

Areas: 

Planning Area Acres Residential Units Non-Residential 
Square Footage 

Northern 665 769 75,000 

Central 2,938 ~..u22 7,QOO,QOO 

~.2J~.~9~ 

Southern 599 +@Q ~~.OOQ 7~8.~Q~ 

TOTAL 4,202 4,038 7,100,000 

F. Modify General Conditions and Commitments 6(e), 6(f) and 6(h) as follows: 

6. Public Facilities. 

e. Schools: The DSAP is located within the Nassau C®nty School 

District (School District). The School District and Nassau County 

have entered into an interlocal agreement (ILA) regarding the location 

and adequate capacity of public schools. Based upon existing 

methodologies of the School District and Nassau County, DSAP 

school demand and potential impacts were projected for both the S 

year and build-out development program scenarios. It was determined 
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that adequate capacity exists within the current system to 

accommodate potential impacts under the projected S-year 

development program. As shown in the DSAP Application, Figure 4.2 

+.8, DSAP Central Planning Area Overall Land Map, a school site of 

approximately 26 acres is reserved within the Central Planning Area 

for conveyance to the School Districtt its pNeiae leeetiea Hd sa 

+eff&PeiBte &Be tee Seheel DisU"iet and such site bas been conveyed to 

the School District for an elementary school. 

Additional school capacity at the elementary, middle and high school 

levels is proposed to accommodate the projected DSAP demand at 

build-out. At this time, two elementary schools are programmed 

within the 10 year work program and another elementary school and 

middle school are programmed in the 20 year work program. If 

constructed, these facilities should be adequate to address projected 

needs at the elementary and middle school levels. Development ofthe 

DSAP beyond the S-year milestone should be monitored to determine 

if the inclusion of new high school facilities within future School 

District work plans would be needed. 

f. Recreation and Open Space: Nassau County is currently deficient in 

recreation and open space facilities. The proposed DSAP S year and 

build-out programs are estimated to increase demand by approximately 
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12 acres and 141 acres, respectively. This demand is being met within 

the DSAP through the provision of significant open space and an 

extensive multi-use trail. bike lanes and/or sidewalk system which 

includes 1, 700 acres of open space in the form of interconnected 

wetlands, surface waters, and upland preserves forming a CHN. The 

significant open space system provided by the DSAP is capable of not 

only accommodating DSAP impacts but helping the County address a 

County-wide deficiency in regional parks through 2030. At build-out, 

the DSAP is planned to · contain over 20 miles of multi-use trails. At. 

shown in the DSAP Application, Figure ~ ~. DSAP Central 

Planning Area Overall Land Map, a community park of appro~tely 

20 acres is reserved within the Central Planning Area fer eeR"leyBMe 

te the CeY~; ~ts precise location and s_ize is subject to adjustrn!'nt. 

15 



Land Us• II 

--,. - - - ...-- -·- .. - ' LEGEND 

- ••- ENCPA Bauuby 

= 1bAP Boundary 

- RegioN~ Ctnter 
• En~c.nw 
• Vlage Clnter 

Aesidln&lll Nliqhbolhood -,..., 
Tl«2 ~ 

- Tltr3 ~ -· 
•- Aelxt0nl:lopmenr 

r::t' -· .... 
,.- T101n51t Orlmred ~(TOO) =' PLANNNG AKA l ~ 'liLY /-~· ., Com.t!rvMion and Hlblul ~ 

- WetiMd System ---.... ----....... ..._. ........ - Cansc!rvilrlon -.... - PmpoYd Road Nrtwftlt 

Existing l-lghwlys & Roads 

--- ~u 

'!!1. IJJ \ - IW!fo&d~ SOUTHERN 
1221 linled Development Area PlANNING #IlEA 

Rgure 4.1: ENCPA • Land Use 

Detailed Specific Area Plan: East Nassau Employment Center 33 



Exhibit B 

DSAP Bounct.ry 
• Emp4oyment Center 
• Regional Center 

TOO 
Resldentl~l Neighborhood 

Tter 2 
• Neighborhood Park 
- School 
- Fire and EMS 

Proposed Coffector ~s 
Proposed Loal Roads 

• • •• Proposed Trail System 
• Wetland System 
• Conserv~tlon 



Exhibit 8 

LEGEND 

DSAP Boundary 
Residential Neighborhood 

• Tierl 
Tler2 

- Tier3 
• Regional Center 

Proposed Collector Roads 
Proposed Local Roads 

• • •• Proposed Trail System 

• Wetland System 
• Conservation 



Exhibit B 



EXHIBIT "C", INCLUDING APPENDICES BAND C TO EXHIBIT "C" 



East Nassau Community Planning Area 
Detailed Specific Area Plan: East Nassau Employment Center 
North, Central & Southern Planning Areas 



Own@r(~l 

TERRAPOINTE lLC 

RAYONIER EAST NASSAU TIMBER PROPERTIES I, LLC, 

RAYONIER EAST NASSAU TIMBER PROPERTIES II, LLC, 

RAYONIER EAST NASSAU TIMBER PROPERTIES Ill, LLC, 

RAYONIER EAST NASSAU TIMBER PROPERTIES IV, LLC, 

RAYONIER EAST NASSAU TIMBER PROPERTIES V, LLC, 

RAYONIER EAST NASSAU TIMBER PROPERTIES Vl, LLC, 

RAYONIER EAST NASSAU TIMBER PROPERTIES Vll, LLC, 

and wholly owned subsidiaries 

P.O.Box723 

Fernandina Beach, Florida 32034 

Con!tultant!t= 

225 Water Street. Sujte 1750 966185 Gllti!Vtlh Blvt.L Sttite 293 

Jacksonville Ameli11l!l11nd, Florida 3.2202.326).+ 

Contact Stacl Rewis Mieh11el Mttllin. E!CIIIil'l! 

Community Planning, Transportation Planning and Civil Engineering 

VHB MlllerSellen 

225 E Robinson St. Suite 300 

Orlando, Florida 32801 

Contact James A Sellen, Principal 

Environmental 

Breedlove Dennis Associates. Inc. 

330 W Canton Ave. 

Winter Park, Florida 32789 

Contact: Michael Dennis, President 



Detailed Specific Area Plan: East Nassau Employment Center 

Table of Contents 
1. Introduction -~ ............... -.,,, __ .. ,_ ..................................... ..5 

ENCPA 

Long-Term Master Plan 

Detailed Specific Area Plan 

2. Environmental Conditions .......................................................... 11 

ENCPA Environmental Summary 

Central Planning Area 

Northern Planning Area 

Southern Planning Area 

Summary 

3. Mobility ........................................................................................ 19 

Nassau County Transportation Mobility Approach 

Sector Planning and Mobility 

ENCPA Transportation Mobility Approach 

Mobility Plan Overview 

DSAP Master Mobility Network 

Recommended Typical Cross-Sections 

4. land Use ............................................... _.._, ............................. - ... 31 

ENCPA land Use Summary 

Master Planning Prindples 

DSAP land Use Detail Information 

5. Public Facilities Summary ....................................................... 5149 

6. Implementation ....................................................................... ~53 

Implementation Strategies 

Statute Compliance Matrix 

CONTENTS 

3 







:J ....... 
(1) 
:J 
!:t 
0 
:J 
Q) 

~ 
::; 
;:+' 
OJ 
Q) 

:J 
7" 



\ 

\ 
) 
~. 
I i 

J 
( 

d 

Detailed Specific Area Plan: East Nassau Employment Center 

A 

Introduction 

Located in Florida's northeastern corner and bisected by Interstate 95, 

Nassau County serves as a key gateway to the Sunshine State. Sandy 

beaches, scenic rivers and abundant resources have long attracted 

residents to the area. From early European settlers to modern 

working families, the County has and continues to represent hope for 

a more prosperous future. 

Historically, tree farming and pulp production have characterized a large portion of the local 
economy; however, the County's abundant land assets and proximity to the Jacksonville 
metropolitan area make it a prime location for accommodating a wide variety of economic 
development opportunities. Recognizing these opportunities, Nassau County has partnered 
with Rayonler, the County's largest land owner, to target areas appropriate for future 
economic growth and prepare long-term, financially responsible plans for those areas. 

The Detailed Specific Area Plan (DSAPl Is a component of this larger planning effort. It 
implements the goals, objectives and policies of the East Nassau Community Planning Area 
(ENCPA), a 24,000 acre, state approved Sector Plan intended to recognize the benefits of 
long-range planning for specific areas and support innovative and flexible planning and 
development strategies. 

The DSAP is the second step In the Sector Planning process and follows the preparation of 
the aforementioned ECNPA master plan. Among other things, It provides detailed plans 
regarding the protection of natural resources, provision of adequate public facilities, and 
Interrelationship of land uses. The East Nassau Employment Center DSAP has been 
organized In a manner that walks the reader logically through the master planning process. 
Beginning with an analysis of natural resources, it moves cumulatively Into the identification 
of areas for conservation, the establishment of a multi-modal transportation network and 
the designation of complementary land uses. These components combine to form a unified 
•master plan• exhibit and a series of principles and guidelines which address urban form, 
environmental protection, mobility and economic development 

This document Is Intended to guide a broad array of individuals In their decision making. Its 
graphic nature and compact arrangement provide quick, easy reference for everyone from 
local officials, to future residents and business owners. Several of the more technical aspects 
of the plan have been placed In a separate appendices document for ease of reference. 

CHAPTER 1 
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ENCPA 

Overview 

In 2007, Nassau County began working with Terra Pointe Services, Rayonier's real estate 
services company, to prepare a master plan for 24,000 acres of company owned t imberland 
located within the eastern half of the County. Roughly bounded by the St. Mary's River to 
the north, S.R. 200 (A 1 A) to the south, Chester Road to the east and Interstate 95 to the west, 
this area would become known as the East Nassau Community Planning Area (ENCPA). The 
objective of the EN CPA was to comprehensively plan for the future growth of Nassau County 
in a manner which recognizes the integral relationships between economic development, 
transportation, land use and urban design. 

The ENCPA master plan was formed over the course of several years and was the direct result 
of Nassau County's Vision 2032 Plan. Once complete, the plan was included in the County's 
regular comprehensive plan update, formally known as the Evaluation and Appraisal Report 
(EAR) amendment. The amended comprehensive plan, including the ENCPA master plan, 
was subjected to rigorous review by state and regional regulatory agencies and ultimately 
adopted by Nassau County in 2011. 

Later that same year, significant changes were made to State legislation allowing the EN CPA 
master plan to be converted to a state approved Sector Plan. This conversion occurred in 
201 1 and was intended to take advantage of the unique benefits of sector planning. More 
specifically, it allowed for a higher level of detail in planning for the area; therefore, providing 
greater certainty to both the property owner (TerraPointe) and Nassau County. 

Long-Term Master Plan 

State statutes outlines a two-step sector planning process. This process includes the 
adoption of a long-term master plan for the entirety of the planning area and the 
subsequent preparat ion of detailed specific area plans (DSAP) for subsections of this area. 
The adopted ENCPA master pian fulfills the former requirement. It is comprised of both a 
framework map and policies intended to guide development of the area. 

The framework map or "Master Land Use Plan" (Figure 1.1) is a graphic exhibit intended to 

identify regionally significant natural resources, guide the placement and sizing of public 
facilities and direct the location of land uses. 

Accompanying the Master Land Use Plan are a single objective and seventeen (1 7) policies 
addressing such topics as green development practices, multi-modal transportation district 
design, transit oriented development (TOD) and the preservation of natural resources. Also 
included within the policies are specific land use sub-categories and their respect ive 
descriptions and gener.~l development guidelines. 

Detailed Specific Area Plan 

In late 201 1, Terra Pointe Services engaged VHB MillerSellen (VHB-MS) to initiate the second 
step in the sector planning process, the preparation of a Detailed Specific Area Plan (DSAP). 
The purpose of the DSAP is to provide detailed planning information for a specific portion of 
the 24,000 acre ENCPA; thereby, allowing property w ithin that area to advance towards 
preservat ion or development. 

The project team identified approximately 4,202 acres of land to be included within the first 
DSAP. This acreage is divided into three (3) planning areas (see Figure 1.1 ). Herein referred 
to as the Northern, Southern and Central Planning Areas. They were specifically selected for 
their unique economic development potential and their context within ENCPA when viewed 
in totality. The land uses included in this initial DSAP are primarily focused on job creation 
and t he diversification of the local economy. While some areas are dedicated primarily to 
employment generating uses, others are predominantly residential and/or retail in nature 
and intended to provide the support services necessary to ensure the overall success of the 
larger Employment Center. 

Table 1.1 outlines the maximum development program for each of the DSAP Planning Areas. 
This development program is an essential element of the DSAP document and guides the 
preparation of many of its components. This program is weighted heavily towards non­
residential development, anticipating that the East Nassau Employment Center DSAP will 
provide the majority of employment for the remainder of the EN CPA; therefore, future DSAPs 
will be predominantly residential in nature and serve to balance the sector plan's jobs-to­
housing ratio. 

Table 1.1 Eas:t Nusau Employment Center DSAP Development Program 

Northorn 665 769 75.000 
... ----~- . ... -- - -- .. ·------- ····- ·· - ..... ....... ----·- . ..... ·-·--· -- . 

Central 2,938 ~ ~ 

-~-
Southern 599 169lt ~ZliiLSliS. 

The following sect ions outline the sequential planning process used to develop the East 
Nassau Employment Center DSAP. They contain detailed information regard ing natural 
resources, public facilities and land use/ urban design culminating in both a master plan 
exhibit and a series of principles and guidelines intended to guide the development of the 
DSAP. Each of the sect ions begins with a brief description of the EN CPA as it pertains to the 
respective topic. This is intended to reinforce the relationship of the DSAP to the overall 
master plan and ensure consistency between the two plans. 

Detailed Specific Area Plan: East Nassau Employment Center 
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Environmental Conditions 

ENCPA Environmental Summary 

Consistent with state statutes regarding the preparation of a Sector Plan, regionally 
significant natural resources within the ENCPA planning areas were identified and 
designated as part of a Conservation Habitat Network (CHN). The CHN was included as a 
land use sub-category contained within the EN CPA policies and depicted on the Master 
Land Use Plan (see Figure 2.1 ). It was designed to include a mosaic of wetlands, surface 
waters and uplands to provide for landscape connectivity and protection of significant 
natural resources within the 24,000 acre planning area. Preserving this mix of wetland and 
uplands within the proposed CHN will ensure the protection of a variety of wildlife habitats, 
retain corridors that connect major habitats allowing indigenous wildlife to move across the 
property and contribute to the long-term sustainability of the natural communities. it also 
ensures that conserved wetlands and contiguous uplands are protected. 

Per Nassau County Comprehensive Plan Policy FL.13.07(A)(1), the CHN is to be subject to the 

following general guidelines and standards: 

a) Prior to development of portions of the ENCPA that abut boundaries of the 
CHN which preserve wildlife habitat, a management plan shall be developed 
that promotes maintenance of native species diversity in such areas and 
which may include provision for controlled bums. 

b) 

c) 

d) 

New roadway crossings of wildlife corridors within the CHN for development 
activity shall be permitted in conjunction with the design of the internal 
road network, but shall be minimized to the greatest e>:tent practical. 

Road crossings within the CHN will be sized appropriately and incorporate 
fencing or other design features as may be necessary to direct species to the 
crossing and enhance effectiveness of such crossings. 

Prior to commencement of development within the ENCPA. an 
environmental education program shall be developed for the CHN and 
implemented in conjunction with a property owners association, 
environmental group or other community association or governmental 
agency so as to encourage protection of the wildlife and natural habitats 
incorporated within the CHN. 

e) The boundaries of the CHN are identified on Map FLUMS-6. The boundaries 
of the CHN shall be formally established as conservation tracts or placed 
under conservation easements when an abutting development parcel to 

f) 

portions of the CHN undergoes development permitting in accordance with the 
requirements of the St. John's River Water Management District (SJRWMD) and 
pursuant to the following criteria: 

ii. 

iii. 

As to wetland edges forming the CHN boundary. the final boundary 
shall be consistent with the limits of the jurisdictional wetlands and 
associated buffers as established in the applicable SJRWMD permit; 

As to upland edges forming the CHN boundary, the final boundary shall 
be established generally consistent with Map FLUMS-6, recognizing that 
minor adjustments may be warranted based on more or refined data 
and any boundary adjustments in the upland area shall (i) continue to 
provide for an appropriate width given the functions of the CHN in that 
particular location (i.e., wetlands species or habitat protection), the 
specific site conditions along such boundary and the wildlife uses to be 
protected and (ii) ensure that the integrity of the CHN as a wildlife 
corridor and wetland and species habitat protection area is not 
materially and adversely affected by alteration of such boundary; and 

Boundary modifications meeting all of the criteria described in this 
Policy sub section shall be incorporated into the Conservation and 
Habitat Network and the EN CPA Master Land Use Plan upon issuance of 
the applicable SJRWMD permits and shall be effective without the 
requirement for an amendment to the Nassau County Future Land Use 
Map, EN CPA Future Land Use Element Policies or any other Nassau 
County Comprehensive Plan Elements defined in Chapter 163, F.S. 

Silvicultural and agricultural activities allowed in the Agricultural classification 
of the Future Land Use Element of the Nassau County Comprehensive Plan, 
e>:cluding residential /and uses, shall continue to be allowed within the CHN. 
When the final boundaries of any portion of the CHN are established as 
described above, a silvicultural management plan will be developed in 
accordance with best management practices to protect the overall conservation 
objective of such portion of the CHN. 

As part of the DSAP process, a full natural resource analysis was completed by Breedlove, 
Dennis & Associates (BDA). This analysis is included as Appendix A of this document and 
contains specific information regarding ecological communities and protected species 

relative to the DSAP planning area. The findings of this analysis have been incorporated into 
the design ofthe DSAP and, consistent with Policy FL.13.07(A)(1 )(e), have guided the 
refinement of the CHN boundaries. 

Detailed Specific Area Plan: East Nassau"flnployment Center 
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Figure 2.2: Central Planning Area Refined Conservation Habitat Network 
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Central Planning Area 

Wetlands 

The East Nassau Employment Center DSAP's Central Planning Area Is approximately 2,938 
acres In size and consists primarily of upland coniferous plantation. In addition to these 
uplands, the area also contains an estimated 1,188 acres of surface waters and wetlands. The 
approximate extent of these wetlands and surface waters has been determined through 
photo Interpretation and selective groundtruthing. 

Surface waters within the Central Planning Area are limited (<10 acres) and generally 
associated with man-made drainage structures, borrow areas and reservoirs. Site wetlands 
total approximately 1,179 acres and consist of a variety of ecological communities. The most 
prevalent wetland communities found on the site are mixed forested wetlands (-867 acres), 
wet coniferous plantation 1-100 acres) and hydric pine flatwoods (-75 acres). 

Uplands 

As previously mentioned, the Central Planning Area Is dominated by coniferous plantations 
which represent approximately 97% of total upland acreage. These are actively managed 
sllvicultural areas comprised primarily of planted slash pine. Given the predominance of 
planted pine within the site, there are few distinctive upland ecological communities 
towards which to direct conservation efforts; therefore, the slte's upland conservation areas 
are primarily intended to protect and enhance the preserved wetlands through buffering 
and provide interconnectivlty between systems. 

Refined Conservation Habitat Network 

ENCPA Policy FL.13.07(A)(1 )(e) requires the adjustment of CHN boundaries as more accurate 
Information becomes available. During the development of the OSAP, additional analysis of 
the Central Planning Area's wetlands was conducted via photo interpretation and selective 
groundtruthlng. This Information was used to guide both the creation of the OSAP master 
plan and adjust the CHN boundaries consistent with the aforementioned policy. The 
proposed revisions to the CHN result in the conservation of approximately 120 additional 
acres of environmentally significant land in the CHN then shown on the ENCPA Master Plan 
(see Table 2.0). 

Tobie l .A: Centnol Plonnlng ArM Environmental Site Om 

12.938 11.188 l1.1so 11.116 1 833 1 233 1 

All acreage are ~lmated based on photo Interpretation. 

Detailed Specific Afl!a Plan: East Nassau Employment Center 
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Environmental Conditions II 
Northern Planning Area 

Wetlands 

The East Nassau Employment Center DSAP's Northern Planning Area is approximately 665 
acres In size and, like the Central Planning Area, primarily consists of upland coniferous 
plantation. The approximate extent of wetlands and surface waters was determined 
through photo interpretation and selective groundtruthing. Little, if any, surfaces waters 
exist within the Northern Planning Area. Site wetlands were determined to total 
approximately 257 acres and consist primarily of mixed forested wetlands (-176 acres), 
emergent aquatic vegetation (-25 acres) and wet coniferous plantation (-20 acres). 

Uplands 

Like the Central Planning Area, the Northern Planning Area is dominated by coniferous 
plantations which represent approximately 98% of total upland acreage. These are actively 
managed sllvlcultural areas comprised primarily of planted slash pine. Given the 
predominance of planted pine within the site, there are few distinctive upland ecological 
communities towards which to direct conservation efforts; therefore, the site's upland 
conservation areas are primarily intended to protect and enhance the preserved wetlands 
through buffering and provide interconnectlvlty between systems. 

Refined Conservation Habitat Network 

As with the Central Planning Area, the Northern Planning Area's CHN boundaries have been 
adjusted per ENCPA Policy FL 13.07{A){1 )(e). Additional analysis of the Northern Planning 
Area's wetlands was conducted via photo interpretation and selective groundtruthing. The 
proposed revisions to the CHN result In the conservation of approximately 45 additional 
acres of environmentally significant lands In the CHN then shown on the ENCPA Master Plan 
(see Table 2.0). 

Table 2.8: Northem Planning Area Envlronmentlll Site Dato 

1 665 1 m 1 4os 1 312 1 251 1 61 1 

Allac.....,ge are estimated based on photo Interpretation. 
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Figure 2.4: Southern Planning Area Revised Conservation Habitat Network 

16 

LEGEND 

os.Y llounc*y 

- We_tllnd System 
Conservation 
Existing Highways & Rolds 

..... Rlllroed l.lnft 

Southern Planning Area 

Wetlands 

The East Nassau Employment Center DSAP's Southern Planning Area is approximately 599 
acres In size and, like the DSAP's other Planning Areas, primarily consists of upland 
coniferous plantation. The approximate extent of wetlands and surface waters was 
determined through photo interpretation and selective groundtruthing. Surface waters 
within the Planning Area - total less than 2 acres. Site wetlands were determined to total 
approximately 216 acres and consist primarily of mixed forested wetlands (-146 acres), 
freshwater marsh (-31 acres) and wet coniferous plantation (-17 acres). 

Uplands 

Like the DSAP's other Planning Areas, the Southern Planning Area Is dominated by 
coniferous plantations which represent approximately 98% of total upland acreage. These 
are actively managed sllvicultural areas comprised primarily of planted slash pine. Given the 
predominance of planted pine within the site, there are few distinctive upland ecological 
communities towards which to direct conservation efforts; therefore, the site's upland 
conservation areas are primarily Intended to protect and enhance the preserved wetlands 
through buffering and provide lnterconnectlvlty between systems. 

Refined Conservation Habitat Network 

As with the other Planning Areas, the Southern Planning Area's CHN boundaries have been 
adjusted per ENCPA Polley FL 13.07(A)(1 )(e). Additional analysis of the Southern Planning 
Area's wetlands was conducted via photo Interpretation and selective groundtruthing. The 
proposed revisions to the CHN result in the conservation of approximately 85 additional 
acres of environmentally significant land in the CHN then shown on the ENCPA Master Plan 
(see Table 2.0). 

Tobie 2.C: Southern Planning ArH Environmental Site Dolo 

1 s99 1 216 1 383 1 266 1 216 1 so 1 

All acreage are e<tlmatod based on photo interpnota~on. 

Detailed Specific Area Plan: East Nassau Employment Center 



Summary 

In conclusion, the CHN boundary for each of the DSAP's Planning Areas has been refined 
consistent with ENCPA Policy FL.13.07(A)(1 )(e). These refinements were based upon more 
detailed analysis of the respective Planning Area's natural resources and included photo 
interpretation and selective groundtruthing of ecological communities. A full description of 
the DSAP's environmental opportunities and constraints are contained in Appendix A: 
Natural Resource Analysis. 

The refined CHN is consistent with the ENCPA Master Plan's primary goal of promoting 
sustainable and efficient regional land use. As with the original ENCPA CHN, the DSAP CHN 
conserves regionally significant natural resources and includes a mosaic of wetlands, surface 
waters and uplands which will provide long-term benefits to aquatic, wetland dependent 
and terrestrial wildlife that currently utilize these habitats and contribute to the long-term 
sustainability of these wildlife communities. It ensures that the DSAP's largest and highest 
quality wetland strands are protected in perpetuity and preserves natural drainage systems. 

Table 2.D summarizes the Impacts of the proposed refinements to each of the DSAP's 
Planning Areas. Overall, the refinements to the CHN boundary are anticipated to result in a 
net increase of approximately 250 acres of conserved lands. Per EN CPA Policy FL.1 3.07(A)(l) 
(e), this acreage may be refined further during the Preliminary Development Plan and Site 

Planning process as better information becomes available. 

Table 2.D: CHN Refinement Summary (acre:s) 

Central 120 

Northern 45 

Sou1htrn BS 

TOTAL 1,444 1,694 250 

It is important to note that wetland protection within the Property is regulated by the 
SJRWMD, the Department of the Army, Corps of Engineers (ACDE), and Nassau County. Prior 
to development, the extent of state jurisdictional wetlands and surface waters will be 
determined based on the Florida unified wetland delineation methodology (Chapter 62-340, 
Florida Administrative Code [f.A.C.]). Dredge and fill activities and mitigation for these 
activities, are regulated by the state through the Environmental Resource Permit (ERP) 
program, and implemented jointly by the Florida Department of Environmental Protection 
(FDEP) and the five water management d istricts. 

Detailed Specific Area Plan: East Nassau Employment Center 

Environmental Conditions II 
In addition to state and federal regulat ions, wetland protection w ithin the DSAP is also 
regulated by Nassau County. Per the County's comprehensive plan, proposed development 
must be directed away from wetlands" ... by clustering the development to maintain the 
largest contiguous wetland area practicable and to preserve the pre-development wetland 
conditions~ As previously described, provisions for wetland protection are also included 
within the Conservation Habitat Network (CHN) guidelines and standards outlined in ENCPA 
Policy FL.13.07. 
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Mobilitv 

Nassau County Transportation Mobility Approach 

The continued escalation of housing and transportation costs in Northeast Florida is 
unsustainable and fostered by sprawling development patterns, separation of uses and a 
single focus on the use and movement of the automobile. In fact, Nassau County households 
spend over 45% of the median income on costs related to housing and transportation. The 
solution to this problem is the integration of land use and transportation programs, 
strategies and policies through the development of a mobility plan. A mobility plan is a long 
range plan promoting development that integrates land uses, maximizes mobility choices 
(bike, pedestrian, transit and auto/truck), fosters healthy sustainable communities and funds 
a range of improvements for all modes of transportation. 

The unsustainable pattern of development in Northeast Florida, and for that matter Florida 
in general, was further encouraged in response to provisions of Florida's Growth 
Management Act adopted by the state legislature in 1985. Specifically, the most problematic 
provisions required comprehensive plans include a concurrency management system, that 
required transportation capacity be available concurrent with the impacts of development. 
While philosophically sound, the concurrency requirement carried unintended 
consequences that in the real world caused the further sprawl of development and forced 
new development to pay for the transportation problems created by past development 
practices that had already completed the entitlement process. Sole reliance on the 
expansion of roadway capacity and the lack of public and private investment in alternative 
modes of transportation have discouraged urban in fill and redevelopment and contributed 
to the proliferation of urban sprawl. 

In recognition of the land use and development pattern issues caused by applying the 
concept of transportation concurrency in Nassau County, the Nassau County Board of 
County Commissioners amended Article 2 of the Nassau County land Development Code 
eliminating the requirements for transportation concurrency and proportionate fair share. In 
its place, the Board created an interim Adequate Public Facilities System. Further the Board 
of County Commissioners appointed a task force to look into the options for replacing 
concurrency with mobility, or some other more holistic approach to planning and funding a 
multi-modal transportation network to serve the future needs of Nassau County. 

Sector Planning and Mobility 

As part of the latest update of the Nassau County Comprehensive Plan, the County adopted 
a Sector Plan for the ENCPA. The Sector Plan adopted in conjunction with the provisions of 
Chapter 163.3245 Florida Statutes provides for a long-term plan intended to "promote and 
encourage long-term planning for conservation, development, and agriculture on a 
landscape scale; to further the intent of Section 163.3177(11), which supports innovative 
and flexible planning and development strategies." 

The Sector Plan encompasses two levels: a long-term master plan for the entire planning 
area as part of the Nassau County Comprehensive Plan and adoption by local development 
order of two or more detailed specific area plans (DSAP's) that implement the long-term 
master plan. The long-term master plan for the ENCPA Sector is required to provide a 
general identification of the transportation facilities to serve the future land uses in the 
long-term master plan, including guidelines to be used to establish each modal component 
intended to optimize mobility. The detailed specific area plan (DSAP) is required to provide 
detailed identification of the transportation facilities to serve the future land uses in the 
DSAP. The legislation also requires that the DSAP identify public facilities necessary to serve 
the DSAP, including developer contributions in a 5 year capital improvement schedule of the 
affected local government as well as principles and guidelines addressing ... "quality 
communities of a design that promotes travel by multiple transportat ion modes." 

One of the unique aspects of the Sector Plan legislation is the requirement, per 163.3245 (4) 
(a), that upon effect: 

(4)(a) "Any long-range transportation plan developed by a metropolitan 
planning organization pursuant to s.339.175(7) must be consistent. to the 
maximum extent feasible, with the long-term master plan, including, but not 
limited to, the projected population, and the approved uses and densities 
and intensities of use and their distribution w ithin the planning area. The 
transportation facilit ies identified in adopted plans pursuant to 
subparagraphs (3)(a) 3 and (b) 4 must be developed in coordination with the 
adopted MPO long-range transportation plan. 

In summary the Sector Plan encourages and authorizes an approach for the ENCPA that is 
"intended to optimize mobility" for each modal component. As a result of these 
improvements, the average vehicle miles traveled (VMT) within the ENCPA Sector is lower 
than Nassau County as a whole. 

ENCPA Transportation Mobility Approach 

The ENCPA Sector Plan provides an approach that will replace transportation concurrency 
requirements with a Mobility Plan. The purpose of the EN CPA Sector Mobility Plan is to 
provide incentives for the development of projects that, consistent with the long-term 
Sector Master Plan, will use alternative modes of transportation and locate in more 
concentrated, mixed use locations to reduce vehicle miles traveled (VMT) and greenhouse 
gas emissions. The Mobility Plan has been developed in conjunction with the Regional 
Transportation Plan prepared by the Metropolitan Planning Organization (MPO), as well as 
the recent update of the County's Comprehensive Plan. The horizon year for the Mobility 
Plan is 2035 and the modes addressed include car/truck, transit, bicycle and pedestrian 
facilities. 

Detailed Specific Area Plan: East Nassau Employment Center 
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The goals of the Mobility Plan are to establish a multi-modal transportation system for the 
ENCPA Sector; reduce vehicle miles traveled; and, to promote compact, interconnected and 
mixed-use land development patterns to improve the health, quality of life and sustainability 
of the residents of the ENCPA Sector and Nassau County. 

A key component of the plan is the creation of a mobility fee, based on the total cost for 
recommended improvements divided by the total daily trip generation for the ENCPA Sector. 
The mobility fee system is designed to incentivize quality growth by allowing a proposed 
development to qualify for trip generation reductions, and therefore lower fees, based on 
adherence to site design performance standards or the construction of improvements that 
will result in the reductions to vehicle trips. 

The Mobility Plan and related DSAP development order will require every new development 
or redevelopment within the EN CPA Sector, that is not otherwise vested or exempt, to be 
assessed a mobility fee prior to approval of final building permits. This system is intended to 
eliminate inequities in the former transportation concurrency system whereby all new 
development or redevelopment pays regardless of available capacity, or lack thereof, within 
the ENCPA transportation network. Applicants will still be subject to concurrency as applied 
in the Nassau County Adequate Public Facilities System for public schools, water, wastewater. 
solid waste, drainage and recreation prior to issuance of a final development permit or order. 

To establish background roadway volumes in the study area, the Northeast Florida Regional 
Planning Model (NERPM) was run for baseline conditions without the ENCPA development. 
The NERPM is the adopted MPO model and is recommended by both FOOT and the 
Northeast Florida Regional Planning Council. This analysis shows the following roadways are 
projected to operate over capacity without ENCPA development: 

Interstate 95 from Duval County Line to SR 200/A 1 A- over capacity as a 6-lane road 

SR 200/AlA from US 17 to Chester Road - over capacity as a 6-lane road 

US 1 7 from Duval County Line to Hem~ Road - over capacity as a 2-lane road 

Interstate 95/ SR AlA interchange ramps- oyer capacity jn sjnale-lane diamond 

configuration 

These volumes and deficiencies are used as a starting point for identifying t ransportation 
improvements associated with the ENCPA and DSAP. Per HB 7207, development cannot be 
held responsible for addressing existing backlogs. Since these roadway segments are 
projected to operate over capacity based on other development approved within Nassau 
County (prior to approval of the EN CPA development program), improvements to these 
segments are not included as part of the Mobility Network of funded improvements. 

The Mobility Network is based on the transportation demand for the approved total 
development program of 24,000 residential units and 11 million square feet of non­
residential uses (retail, office and industrial). Based on trip generation calculations using ITE 
rates, this development program is expected to generate~ l6.2.Sll.dally trips, as 

detailed in Appendix B. 

The estimated ENCPA cost for infrastructure improvements in the Mobility Network is 
S~million in Year 201 2 dollars, consisting of the following components: 

1. CR 108 Extension 

2. New 1-95 Interchange at Interchange Road 

3. Interchange Road 

4. US 17widening 

5. Emplo~n •ent Center north so~th •oed N-S Regional Center Arterial 

6. E111Diom•e"t Emtet eolleetot toeds DSAP Western Loop Collector 

7. Traffic signals at major intersections 

8. 

9. SR A 1Ail-951nterchange Improvements 

10. SB A 1 A and William Burgess Blyd Intersection Improvements 

11. Internal trail sY.U.em 

Next Steps 

The Development Order for the Detailed Specific Area Plan will address the methodology for 
computing the mobility fee, the criteria for receiving credits, the review process, the time 
table, application fee and method for paying mobility fees. 

The Mobility Plan for the EN CPA should be updated with the processing of each Detailed 
Specific Area Plan and changes to the mobility fee made accordingly. 

Detailed Specific Area Plan: East Nassau Employment Center 
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Mobility Plan Overview 

This section summarizes the transportation mobility recommendations for the DSAP. The 
transportation analysis and recommendations were developed based on the approved 
development program and transportation network for the overall ENCPA Sector Plan. From 
there, the pieces of the transportation network needed to support the DSAP were t hen 
identified. The costs associated with needed improvements are also addressed through this 
analysis. 

Complete documentation of the transportation analysis assumptions and results is provided 
in Appendix B, Transportation Analysis. 

The mobility approach used to identify infrastructure improvements represents the 
coordination between land use patterns and transportation infrastructure. The benefits of 
this approach are a more efficient transportation system with reduced infrastructure needs. 
In addition, the mobility approach promotes the use of transportation options such as 
walking, bicycling and transit, and employs land use design standards to ensure that these 
options are viable. The transportation mobility approach accounts for the following 
elements: 

Balance of housing and employment- Per the approved ENCPA Sector Plan, the 
overall development program levels were identified to maintain a balance between 
housing units and employment square footage. In addition to strengthening the 
employment base for Nassau County, this balance maximizes the number of trips 
that stay internal to the ENCPA and reduces impacts on surrounding roadways. 

Mix of residential and non-residential land uses- Each of the residential 
neighborhoods contains non-residential land uses such as small-scale retail, office, 
and schools. These uses are located within and adjacent to residential areas, 
allowing many of these trips to occur by walking or bicycling. The Employment 
Center ani:! Regional Center areas contain similar requirements for maintaining a 
mix of uses and incorporating residential and civic uses. 

Interconnected network of local streets-The Sector Plan also provides guidelines 
for local streets to ensure that they form a connected system between and within 
neighborhoods. This reduces the need for internal traffic to use the primary street 
network. 

Internal trails network-The ENCPA is proposed to contain approximately -tOO~ 
miles of multi-use trails that can accommodate pedestrians, bicyclists and golf earts. 
Within the DSAP area, 20 miles of trails are planned. 

Transit-Oriented Development (TOD) - As part of long-range plans for the First 
Coast region, commuter rail connecting Nassau County and downtown Jacksonville 
has been identified for the CSX and First Coast Railroad corridors. The ENCPA plan 
incorporates opportunities forTOD along the First Coast Railroad located next to US 
17. 

A transportation mobility approach has been developed and adopted in other communities 
in Florida, including Pasco County, Alachua County, and Duval County. 

Figure 3.1 shows the transportation network lndttded In the p1 eo Iotts~ 
EN CPA Sector Plan 

Rgure 3.2 shows the W£i.l.ed..fecommended Mobility Network to support the overall EN CPA. 
In conop&II!Oti to Rgtuc 3.1, this The u:vlgd network reflect s modifications and refinements 
to the roadway alignm~nt~ as a result of further detailed planning and analysis, but 
maintains the intent of the approved EN CPA transportation system. As the distribution of 
land uses within each DSAP is defined, TerraPointe may work with Nassau County to refine 
the mobility improvements associated with each phase of development. Roadways will be jo 
general conformance with Rgure 3.2 and wjtb applicable Nassay Cpuntv crjter!a Exact 
locations wjll be based on final suryey and engineerdng and determined at the time of 
detailed site plans pr construct!pn plans without the need tp ad!yst this OSAP or any 
associated DOs and/pr POPs. variances tp design ttandards may bg considered at the time of 
detailed site olans or construlctions plans. 

The estimated ENCPA cost for the Mobility Network is S~l.JB.2 million in Year 2012 
dollars, consist ing of the following components as shown on figure 3.2: 

1. CR 108 Extension 

2. New J-gs Interchange at Interchange Road 

3. Interchange Road 

4. US 17 widenjng 

5. 

6. Employn oe1 ot Ceroter collec:tor 'oeds OSAP Western Loop Collector 

7. Traffic signals at major intersections 

8. 

9 . SR A!M-951nterchange Improvements 

10. SR AlA and William Burgess Blyd !ntersectipn Improvements 

11 . Internal trail sY.SWn (not shown on exhibit) 

These improvements will be funded and implemented over time based on the construct ion 
of development within the ENCPA and the trips generated by this development. 

As noted on Figure 3.2, improvements to both SR A I A and Chester Road are funded through 
construction as part of the adopted FOOT Five-Year Work Program. Consequently, these 
projects were not included in the calculation of total costs. With the inclusion of these 
improvements in the Work Program, they will be constructed sooner than if tied to 
development activity within the ENCPA as part of the Mobility Network. The inclusion of the 
two items in the Work Program also allows mobility fee funds received in the short term to 
go towards other improvements. 

Detailed Specific Area Plan: East Nassau Employment Center 



Figure 3.2: Recommended ENCPA Mobility Network 
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DSAP Master Mobility Network 

This section summarizes the Mobility Network improvements associated with the buildout 
of the DSAP. As stated earlier, these improvements were identified based on tile 
components needed to support development of this portion of the ENCPA. The 
Improvements are discussed for each of the three Planning Areas (Centra~ North em and 
Southern) associated with the DSAP. 

Central Planning Area 

Figure 3-3 summarizes the mobility improvements associated with tile Central Planning 
Area. These improvements were identified based on the~ development program of 
i;59& 3,269 n•~lti fen •II~ residential units and~ ~square feet of non­
residential uses (retail, office and Industrial). This program for the Central Planning Area 
generates an estimated ~.iS.ill dally trips at bulldout. The development program and 
Its assumptions are summarized In Appendix B and In the Land Use section of this 
document 

Within the Central Planning Area, the following transportation improvements have been 
Identified: · 

1. Nortlt - South Regional Center Arterial Aolld (41anes, init ially constructed 
as 21anes) - This roadway will extend through the Central Planning Area 
(the Employment Center) and continue north through the Regional Center and 
connect to US 17. This roadway will serve as the spine of the ENCPA for 
areas between US 17 and Interstate 9S. A traffic signal is assumed at the Intersection 
of this roadway and SR A 1 A. 

2. East ,_.!est Interchange Road (41anes, Initially constructed as 21anes)­
This roadway will provide access to tile Central Planning Area from US 17. 

3. 

An interchange with Interstate 951s assumed at the bulldout of the Central Planning 
Area. As areas of the ENCPA east of US 17 are developed, the lntercilange Road will 
be extended to the east. 

4. Local Roadways (21anes) -In addition to the arterial and collector roadways 
included in the Mobility Network. a supporting network of local streets will 
be completed to provide access to parcels within the Central Planning Area. 
Connectivity standards for the network of arterial, collector and local streets are 
defined as part of the EN CPA Sector Plan. 

Detailed Specific Area Plan: East Nassau Employment Center 



s. Trail System- A system of multi-use trails is planned to provide non-auto travel 
choices within the Central Planning Area. The t ra il system will accommodate 
pedestrians; m blcyclists and may accompdate golf carts. Approximately 20 miles 
of trails are induded as part of the Me-bility N...two~k for this area. 

6. Transit Oriented Development- The Central Planning Area provides opportunities 
for TOO around any future stations developed as part of an envisioned commuter 
rail system between within the Central Planning Area. 

Since the Market Street Prelim!narv Deyelopmeot Plan CPDPl Is being submitted in 
conlunctlpn with this DSAP amendment refer to the Market Street PDPTransoortatlon 
Impact Analysis for short-term (five-year) conditlons_2912 2917, the tote! deoelo~u oenl 
oooaoeno foo the C!:utn!l Pleou oin(l,fuee couslsts of259 no~ It! fenoilt resldentiel tuolts;:l:llf! 

6,216 Z;@£delly to Ips. 

Detailed Specific Area Plan: East Nassau Employment Center 
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Figure 3.4: ENCPA DSAP Northern Planning Area Mobility Plan 

Northern Planning Area 

-- .... _ ----_ ............ _ _,..,............,.,_ --llo& .............. ,.....,_ 

The transportation network to support the Northern Planning Area consists of local streets 
and internal trails as shown on F"~gure 3.4. 

The total development prCigram for the North em Planning Area consists of 769 single-family 
residential units and 75,000 square feet of retail; this prCigram produces an estimated +i;4i5-
ll.ill daily trips. (The development prC!gram is discussed in more detail in Appendix Band 
in the Land US@ chapter). Access to the Northern Planning Area is limited to a single 
roadway, US 17, with two access points recommended. Environmental constraints to the 
north and Interstate 95 to the east restrict the opportunity for additional connectivity. 

For short-term (fi~ar) conditions, 2012-2017 no development is projected within the 
Northern Planning Area. Therefore. no short-term transportation improvements have been 
identified for this area. 

Figure 3.5: ENCPA DSAP Southern Planning Area Mobility Plan 

Southern Planning Area 

.,_ ------- -~-- -. ........ ·------,..,.._ 
(Z2I Umttld Dwtloprnent ANI 

The transportation network to support the Southern Planning Area consists of local streets 
and internal trails as shown on Figure 35. 

The total development prCigram for the Southern Planning Area consists of 769 lingle fan ;ily 
relidential 11nltl and rs;ee&-Zli8.SQi.square feet of fetftii-Employment Center development: 
this program produces an estimated 9;55&..s..Jl!li. daily trips. (The development prCigram is 
discussed in more detail in Appendix B and in the Land Use chapter). Existing access to the 
Southern Planning Area is limited to a single roadway, William Burgess Boulevard, to the 
northeast. Additional connections to the north to SR A 1 A have been identified as possible, 
but are not required to support development of this area. Environmental constraints to the 
south and Interstate 95 to the west restrict the opportunity for additional connectivity. 

gene;atEl app; oxh natel) 957 dell) t; ipl. BalEd on tl ill lo11 developn ;ent lntenlil) and the 
available eapecil) on 1MIIian; B11rgeu Bo11le va; d, ; 10 lho;"t term tl'llnlportation In ;proven ;entl 



Recommended Typical Cross-Sections 

Agure Hi shows recommended cross sections for streets within the Employment Center 
DSAP. These sections may b@ modified In coordination with Nassau County without the 
need to ad lust the DSAB associated DO and/or PDP as set forth jn section 27.10 of the 
Nassau Countv Land Develooment Code. The Intent of the cross sections Is to provide the 
basis for the final design Included In th~ Planned Development document forth~ 
Employment Center. These cross sections illustrate how mobility planning principles will be 
integrated into the design of Complete Streets that provide safe and comfortable 
accommodations for pedestrians, bicyclists and motorists. lh~ final d~slgn may be varied 
based on natural features or other operational considerations. 

Figure 3.6: Recommended Cross-Sections 
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Land Us~ 

ENCPA Land Use Summary 

The ENCPA Master Plan includes specific land use sub-categories and their respective 
general development guidelines. Combined, these sub-categories comprise a full mixture of 
uses including industrial. commercial, residential, civic and conservation. This functional mix 
of land uses has been allocated in a manner which supports a long-term jobs-to-housing 
balance for both the ENCPA ~nd the County as a whole (see Figure 4.1 ). Land use boundaries 
shall generally be located as depcicted In Figure 4.1. Rna! deterroinatJon ofboyndarles 
baSed on final survey and engineering shall be determined along with moc!ates! Site Plans 
without the need to ad lust this OSAf! or any associated DOs aodfor pops. A brief description 
of e8~h lend use sub-<::ategory Is cont31ocd below. 

Conservation Habitat Network (CHN) 

As previously described in the environmental conditions section, the Conservation Habitat 
Network (CHN) land use sub-category is intended to identify regionally significant natural 
resources to be conserved during and after development of the ENCPA. The CHN consists of 
surface waters, wetlands, buffers and other uplands designated for conservation. 

Regional Center (RC) 

The Regional Center (RC) land use sub-category identifies areas suitable for the location of a 
broad mix of uses including, high density residential, high way commerciaVinterchange­
related uses, regional scale retail, commercial. hotel. office, business/ research parks and light 
industrial. Included within the RC sub-category are areas designated for Transit Oriented 
Development (TOD) districts. 

Transit Oriented Development (TOO) 

Transit Oriented Development (TOD) areas are designated on the ENCPA Master Plan along 
U.S. 17 and adjacent to the CSX rail line. The TOD designation is intended to identify areas 
appropriate for the development of multi-modal transportation centers. These areas are 
approximately 50 acres in size and are to be designed to accommodate a full range of uses 
(residential, retail, office and civic) and organized in a manner that encourages walking as 
the primary form of transportation. 

Employment Center (EC) 

The Employment Center (EC) land use sub-category identifies areas suitable for the location 

of employment generating uses intended to serve both Nassau County and the region. 
These may include industrial (manufacturing, warehousing and distribution). office, 
research/ technology and business service related uses. In addition, secondary supporting 
uses such as multi-family residential, retail, lodging and civic/public facilities may be 
permitted. 

Village Center (VC) 

The purpose of the Village Center (VC) land use sub-category is to identify areas which may 
serve as higher density/intensity, mixed-use centers for surrounding residential 
neighborhoods. The range of permitted uses includes residential, commercial, office and 
civic. 

Residential Neighborhood (RN) 

The purpose of the Residential Neighborhood (RN) land use sub-category is to create a 
hierarchical pattern of residential neighborhoods radiating outward from Village Centers. 
The RN land use sub-category is divided into three "Tiers". Tier 1 neighborhoods are mid­
density, residential areas adjacent to Village Centers. Tier 2 neighborhoods are lower density 
in character and generally located ¥.-.1M to 1 mile from Village Centers. Tier 3 represents the 
lowest density neighborhoods ge,nerally located beyond 1 mile from a designated Village 
Center. In addition, small, mixed-use Neighborhood Centers are also permitted within the 
RN. These centers may serve as a focal point for a neighborhood and provide limited, 
neighborhood-serving uses. 

Resort Development (RD) 

The Resort Development (RD) land use sub-category is intended for a mixture of seasonal 
and year-round housing types in a neighborhood-like setting. Non-residential uses such as 
hotels, restaurants and resort-serving commercial, retail and service uses shall be permitted 
in the Resort Development land use sub-category. It should be noted that noRD is proposed 
as part of the East Nassau Employment Center DSAP. 

Detailed Specific Area Plan: East Nassau Employment Center 
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Master Planning Principles 
(Central, Northern and Southern Planning Areas) 

Consistent with the ENCPA master plan, the East Nassau Employment Center OSAP contains 
a broad mixture of land uses connected by a multi-modal transportation system. It 
preserves large areas of regionally significant natural resources and organizes development 
in a compact and fiscally efficient manner. A summary of the specific aspects of each of the 
OSAP's planning areas Is contained below. 

Central Planning Area 

The primary component of the Central Planning Area master plan Is a + 1,000 acre 
Conservation Habitat Network (CHN) comprised of regionally significant ecological 
communities and other open space. This mosaic of surface water, wetlands and upland 
buffers arranges development within the planning area Into compact nodes while 
preserving critical wildlife habitat and natural drainage systems. It is critical to both the 
environmental sustalnablllty of the site as well as the organization of the built environment. 

Developable land within the Central Planning Area has been connected both internally and 
externally through a multi-modal transportation network. This network Incorporates 
pedestrian, bicycle, transit and automobile facilities to form a functionally and fiscally 
efficient transportation system focused on accessibility as well as mobility. Key components 
of this system include an extensive multi-use path system providing safe and attractive 
pedestrian and bicycle access throughout the Planning Area and a Transit Oriented 
Development (TOO) district intended to accommodate future transit service. 

The OSAP development program calls for i;500 lli2_dwelling units and 7;009;006 
~square feet of non-residential development within the Central Planning Area. :r-­
flUI[.Iand use districts serve to organize this program in a compatible and sustainable 
manner. The 1A41 acre Employment Center (EC) district Is specifically intended to 
encourage economic development and allows such uses as manufacturing, warehousing 
and distribution, technological and medical research, and business services. Secondary 
supportlve uses, Including retail, lodging and multi-family residential, are also permitted. 
The development standards for this district are broad and intended to allow for significant 
flexibility; thereby, further encouraging job-<reating development. 

Also include within the Central Planning Area is a -300 Regional Center (RC) district and 
associated Transit Oriented Development (TOO) area. While the Regional Center allows for 
many of the same employment generating uses as the Employment Center, it Is primarily 
Intended to accommodate large-scale retail and residential uses. Approximately SO acres of 
the district has been designated for Transit Oriented Development or "TOO~ This TOO 
sub-area contains specific design principles intended to guide the development of the area 
In a compact, mixed-use and walkable manner. This development pattem both 
accommodates and encourages future transit service to the area. 

Flaure 4.82: DSAP Central Plan nina Area 
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Figure 4.91: DSAP Northern 
Planning Area Overall land 
Map 
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As with the Central Planning Area, the primary component of the Northern Planning Area 
master plan is a Conservation Habitat Network (CHN). Comprised of regionally significant 
ecological communities and other open space, this network encompasses approximately 
312 acres of the 665 acre Planning Area and arranges development within the planning area 
into compact nodes while preserving critical wildlife habitat and natural drainage systems. 

The ENCPA's multi-modal transportation theme carries through to the Northern Planning 
Area. The Planning Area's developable lands have been connected both internally and 
externally with a multi-modal t ransportation network Incorporating pedestrian, bicycle, and 
automobile facilities. 

The DSAP development program calls for 769 dwelling units and 75 ,000 square feet of 
non-residential development within the Northern Planning Area. Two primary land use 
districts guide future development of this Area: Village Center and Residential 
Neighborhood. A -26 acre Village Center (VC) district serves as a major organizing element 
and provides retail and service opportunities within close proximity to the Planning Area's 
residential neighborhoods. The Area's Residential Neighborhood (RN) district is divided Into 
three tiers to ensure an appropriate transition of densities. Small, mixed-use Neighborhood 
Centers are also permitted within the Residential Neighborhood district and are Intended to 
serve as focal points for the neighborhoods and provide limited, neighborhood-serving 

retail and service uses. 

Table 4.B: Nortlwlm Planning A reo o ... lopment Progrom 
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Southern Planning Area 

Figure 4.~: DSAP Southern 
Planning Area Overall land 
Map 

As with the other Planning Areas. the primary component of the Southern Planning Area 
master plan Is a Conservation Habitat Network (CHN) comprised of regionally significant 
ecological communities and other open space. This network encompasses approximately 
266 acres of the 599 acre Planning Area and arranges development within the planning area 
Into compact nodes while preserving critical wildlife habitat and natural drainage systems. 

Once again, the EN CPA's multi-modal transportation theme carries through to the Southern 
Planning Area. The Planning Area's developable lands have been connected both Internally 
and externally with a multi-modal transportation network Incorporating pedestrian, bicycle, 
and automobile facilities. 

The DSAP development program calls for 769 clwellil 1g d1 tits and iS,eee Zlii!.SQi.square feet 
of non-residential development within the Southern Planning Area. This entire Planning 
Area Is comprised of a single primary land use district: Emplqyment Center As In the Central 
Planning Area the Employment Center !ECl district Is specifically intended to encoyrage 
economic development and allows such yses as manyfactyrlng warehousing and 
distribution. technplooical and medical research and bysineu services The develppment 
standards for this district are broad and intended to allow for significant flexibllitv: thereby. 
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DSAP Land Uses 

There are five proposed land use districts within the East Nassau Employment Center DSAP: 
Employment Center (EC), Regional Center (RC), Transit Oriented Development (TOO), Village 
Center (VQ, and Residential Neighborhood (RN). Principles and guidelines for each of the 
land use districts are contained in the following sections. 

Employment Center (EC) (Central and Southern Planning Areal) 

The Central Planning Area's primary land use '' e 1,+41 eere Employment Center (EC). ~ 
Southern Planning Area consists of 333 ages of Employment Center This EC Is Intended to 
provide significant economic development opportunities and Improve the overall jobs-to­
housing ratio within Nassau County. The EC has Immediate access to higher level 
transportation facilities (1-95, US 17, SR 200 and the CSX rail corridor) and is to be comprised 
primarily of office/research,light Industrial and commercial uses. A variety of secondary uses 
are also permitted and are intended to augment and support the Employment Center's 
primary uses. 

Permitted Uses 

Multi-family residential dwellings (whether free standing or part of a mixed use structure), 
office, personal services, research park, high technology, high value business industry and 
service uses, manufacturing, warehousing distribution, commercial, hotel and civic uses, 
public facilities, transit stations and other land uses that are similar and compatible. 
Employment Center's primary uses. 

DSAP Development Standards: Employment Center 

Non-Residential Standards 

Minimum Lot Requirements: 

• Minimum lot wfdth: 60 feet 

• Minimum lot area: 7,500 square feet 

• For government uses, minimum lot area shall be consistent with the type of 
activity conducted on the site 

Minimum Yard Requirements: 

• Front yard: 20 feet 

• Side yard: 10 feet 

• Rearyard: 10 feet 

• No minimum lot requirements for public and/or private recreation or open space 
uses 

Building Restrictions: 

Detailed Specflic Area Plan: East Nassau Employment Center 



Maximum Building Height: 

Minimum FAR: 

Maximum FAR: 

5 stories 

None 

1.00 

The minimum landscape area shall not be less than ten (1 0) 
percent of the total lot area and shall be in conformance 
with the standards in article 37. 

Residential Standards 

Minimum Lot Requirements: 

Townhouses 

Minimum lot width: 

Interior lot: 

Exterior lot: 

Minimum lot area: 

Interior lot: 

20feet 

30feet 

2,000 square feet 

Exterior lot: 3,000 square feet 

Multiple-family dwellings and other permitted 
structures: 

Minimum lot width: 100feet 

Minimum lot area: 1 0,000 square feet 

Minimum Yard Requirements: 

Townhouses 

Front yard: 

Rear yard: 

Side yard: 

10feet 

10feet 

Interior units: 

Exterior units: 

Ofeet 

10feet 

Multiple-family dwellings and other permitted 
structures: 

Front yard: 

Rear yard: 

Side yard: 

Building Restrictions: 

20feet 

20feet 

20 feet 

Maximum building height: 

Duplexes and townhouses: 

Detailed Specific Area Plan: East Nassau Employment Center 

3 stories 

Multiple-family dwellings: 

Minimum Average Net Density: 

Maximum Average Net Density: 

Town Center Non·Resjdential Standards 

Minimum Lot Reoulrements: 

Minimum lot width: None 

Minimum lot area· None 

Minimum Yard Reoyjrements: 

5 stories 

5 dul ac 

20 dulac 

Front vard· 0 feet.15 feet maximum 

Sjde vard· 0 feet 

Rearvard· 5 feet 

Build ing Restrictions· 

Maximum building bejght- 5 stories 

Minimum fAR: None 

· Maxjmum FAR: 1 .00 

Mlnlmym Ayerage Net Densltv: 5 dulac 

Maxjmum Aye@ge NgtQenslty; 20 dulac 

Policy FL.13.07(C)(1 )specifies the following general design 

guidelines for the Employment Center sub-category. 

a) Development in the Employment Center land use sub-category 
shall be subject to the following land use mix percentage 
requirements(% max is based on developable land area 
·Gross acreage less CHN, wetlands, waterbodies, wetland 
buffers and public utility easements): 

i. Office, research park and business service· 7 5% to 
90%; 
ii.lndustrial (manufacturing and warehousing 
distribution) · 0% to 60%; 
iii. Support retail, hotel and services · 0% to 7 0%; 
iv. Civic, public facilities and transit stations· 7 0% 
minimum; and 
v. Residential · 0% to 7 0% 

b) Shared parking areas and garages shall be permitted for 
all Employment Center uses, including any civic and public 
facilities. 

c) Development shall be designed to incorporate landscaping 
and pedestrian amenities such as benches and bicycle parking 
along sidewalks and multi-use paths and streets. 

d) Development shall be designed to accommodate feeder bus, 
bus rapid transit and other transit stops. 

This policy are hereby incorporated into the DSAP and shall apply to 
all future development within the EC district. 

Employment Center (EC) Guidelines 
LandUse II 

A Preliminary Development Plan (PDP) shall be submitted for 
individual development parcels within the Employment Center of 
this DSAP. The PDP shall include design and architectural standards 
as required for a Planned Development for East Nassau Community 
Planning Area (PD-ENCPA). Each PDP within the Employment Center 
shall be consistent with the applicable policies, development 
principles, general guidelines and standards stipulated in Future 
Land Use Objective FL . 13 of the Nassau County 2030 

Comprehensive plan and the Employment Center development 
standards and guidelines of this DSAP. perg:ntagesldentlfi!!d In 
Polley FLU 1 3 07 shall be applied to the entire Emplpyment Center 
land use area. and not lndjyldua! parcels The POP shall show how 
compatibility between land uses within the Employment Center will 
be achieved including, but not limited to building massing, scale 
fenestration, landscape, hardscape, use of t he CHN, recreation areas 
and open spaces to define land use areas and provide buffers. 
Where conflicts exist between DSAP standards and the Nassau 
County Land DevelopmenlCeode, the DSAP shall control. All POPs 
shall be subject to the SR200/A 1 A overlay regarding signage and 
landscape buffers adjacent to SR200. Multi modal pathway 
standards within this district shall be described in the PDP and shall 
include golf cart use. 

Employment Center Non Residential Guidelines 
a) Buildings should be designed to support their primary uses and 

incorporate design elements of scale and massing to create an 
attractive frontage to the primary public roadway network. 

b) To the extent possible, the primary employee and customer 
entrances shall be clearly articulated in the building design 
and face the primary street. 

c) A pedestrian sidewalk or passage way should connect 
employee and customer entrances to the primary street. 

d) Where truck service areas and parking are located between 
buildings and the primary street frontage, landscaping for 
screening purposes should be placed between the primary 
frontage and the service/ parking areas. 

e) Site and landscape design should provide for safe pedestrian 
access through parking areas to a public right of way. 

f) Non· Residential development within the employment center 
should be designed to permit connections of the CHN and 
upen spQce networks. 

g) lnciustn'al uses sbaU be qs stlfCjfied jn the Peanltred Uses 
section. exceot that mqnufacturlng god Industrial uses that 
require outttoor storage sbqU nqt be oeanitred In the Limited 
DeyeloomenrAreg located in the SPA 
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Employment Center Residential Guidelines 
a) Residential areas should be buffered from manufacturing and 

industrial areas to the extent practical by the CHN or office, 
institutional, open space or recreational uses. 

b) Residential areas may be gated when pathway access is provided 
and the project does not prevent connectivity of the multi use 
pathway and open space networks. 

c) Residential development within the employment center should 
encourage connections to the CHN, open space and trail networks. 

d) Site and landscape design should provide for safe pedestrian access 
through parking areas to a public right of way and a transit stop as 
applicable. 

e) Multifamily residential developments within the Employment 
Center should be connected where feasible by bath vehicular and 
non vehicular travel modes to retail or office uses. 

(} Residential projects may incorporate retail and office as supporting 
uses and amenities in free standing or vertically integrated 
buildings. 

Employment Center Town Center Guidelines 

Town Center areas within the Emo!oyrnent Center land ug are Intended 
as mlxe<l·ug districts characterized by oedestrlan-fyJendlv develoomeot 
guideline!. The Town Center sub=categorv of the Emoloyment Center 
land use furthers the ENCPA oolicjes and Article 27 of the Land 
Development Code by proyjdlog pyblic yses. streets and soyares that 
are safe and comfortable for the oedestrlan wjtb adlolnlng buld!ons 
ooen to the streets and by allowing a more economical and 
concentrated use of building areas to Increase open soace. 

· ed b the following: h 11 be charactenz ~ Town Centeu s a 

t bul/d{nq and sit¢ design· a) Comoac • ent; 
god bjkinq etMronm b) A WQ/klnq . • uses: 

A m!K of transrt-supportoo: 

~ Attrotlpn to ~striqn a':t~l gndofflce lond u~euhaU bets 
1!) On-site oorkmg for co~4,ulldiags fronting qn pomqcvstree /ocqtedbl'hlndorbes ,. 

1 fexcludlng !ntt>mqlaccess Ignes 

Detalled Specific Area Plan: East Nassau Employment Center 
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Figure 43Z: Central Planning Area DSAP Regional Center 
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Regional Center (RC) (Central Planning Areal 

In addition to the Employment Center (EC), Residential Neighborhood !RNl and Transit Oriented 
Development rrop sub-categories the Central Planning Area also contains a 254 acre Regional 
Center (RC). The Regional Center Is Intended to Identify areas suitable for locating a broad mix of 
uses including, residential, highway commercial/interchange-related uses, regional scale retail, 
commercial, hotel, office, business/research parks and light Industrial. Like the Employment 
Center, the Regional Center has immediate access to higher level transportation facilities 
lnGiudlng, US 17 and the CSX rail corridor. To capitalize on the Center's proximity to the existing 
rail corridor and the potential for future passenger rail transit, a portion of the area has been 
designated as a Transit Oriented Development (TOO) district. Specifics regarding the TOO district 
are contained In a subsequent section. 

Permitted Uses 

Residential, retail (Including highway-oriented, regional malls), vehicle sales, restaurants, big box 
retailers, hotels/motels, office, research parks, personal services, business service and light 
Industrial, parks/plazas and other civic uses, public facilities, transit stations and other land uses 
that are similar and compatible. 

DSAP Development Standards: Regional Center 

Non-Residential Standards 
Minimum Lot Requirements: 

• Minimum lot width: 60 feet 

• Minimum lot area: 7,500 square feet 

• For government uses, minimum lot area shall be consistent with the type of activity 
conducted on 
the site 

• No minimum lot requirements for publk and/or private recreation or open space uses 

Minimum Yard Requirements: 

• Front yard: 

• Sideyard: 

• Rearyard: 

20feet 

10feet 

10feet 

Building Restrictions: 

• Maximum Building Height 

• Minimum FAR: 

• Maximum FAR: 

5 stories 

0.25 

0.50 

• The minimum landscape area shall not be less than ten (1 0) percent of the total lot 
area and shall be In conformance with the standards In article 37. 

Detailed Sp«lfic Area Plan: East Nassau Employment Center 



Residential Standards 

Minimum Lot Requirements: 

Single-family dwellings and duplexes 

Minimum lot width: 30 feet 

Minimum lot area: 3,800 square feet 

Townhouses 

Minimum lot width: 

Interior lot: 

Exterior lot: 

Minimum lot area: 

20 feet 

30feet 

Interior lot: 2,000 square feet 

Exterior lot: 3,000 square feet 

Multiple-family dwellings and other permitted 
structures: 

Minimum lot width: 

Minimum lot area: 
feet 

Minimum Yard Requirements: 

Single-family dwellings and duplexes 

Front yard: 10 feet 

Rear yard: 10feet 

Side yard: Sfeet 

. Townhouses 

Front yard: 10 feet 

Rear yard: 10 feet 

Side yard: 

Interior units: 0 feet 

Exterior units: 10 feet 

100feet 

10,000 square 

Multiple-family dwellings and other permitted 
structures: 

Front yard: 

Rear yard: 

Side yard: 

Building Restrictions: 

Maximum building height: 

10 feet 

10feet 

Sfeet 

SFR, duplexes, townhouses: 

Multiple-family dwellings: 

Minimum Average Net Density: 

Maximum Average Net Density: 

Detailed Speclftc Area Plan: East Nassau Employment Center 

3 stories 

5 stories 

7 dulac 

20 dulac 

Policy FL.13.07(B)(1 )specifies the following general design 
guidelines for the Regional Center sub-category. 

a) The Regional Center shall be designed to incorporate the key 
elements of a Multi-Modal Transportation District, pursuant to 
Policy FL.13.05. 

b) Residential development shall be permitted as detached single 
family units, attached town homes, multi-family units; and live­
work units; residential units may be located above ground floor 
commercial and professional office. Residential development 
within the Regional Center is not subject to density bonuses 
found elsewhere in the Comprehensive Plan. 

c) Subject to a binding agreement, shared parking areas shall 
be permitted for all Regional Center uses, including any 
public and civic land uses. The County~ land development 
regulations may provide reduced minimum parking ratios for 
development located with a 15 -minute walk of a rail transit 
stop or within a 5-minute walk of a feeder transit line. 

d) Development shall be designed to incorporate landscaping 
and pedestrian amenities such as benches and bicycle parking 
along neighborhood sidewalks and multi-use paths. 

e) Development shall be designed to incorporate high quality 
plazas and parks that serve residents, employees and visitors of 
the Regional Center. 

f) Development shall be designed to accommodate feeder bus/ 
transit stops. 

These policies are hereby incorporated into the DSAP and shall 
apply to all future development w ithin the RC district. 

Regional Center (RC) Guidelines 

A Preliminary Development Plan (PDP) shall be submitted for 
individual development parcels within the Regional Center of this 
DSAP. The PDP shall include design and architectural standards as 
required for a Planned Development for East Nassau Community 
Planning Area (PD-ENCPA). Each PDP within the Regional Center 
shall be consistent with the applicable policies, development 
principles and general guidelines and standards stipulated in Future 
Land Use Objective FL .13 of the Nassau County 2030 
Comprehensive plan and the Regional Center development 
standards and guidelines of this DSAP. The PDP shall show how 
compatibility between land uses within the Regional Center will be 
achieved including, but not limited to building massing, scale 
fenestration, landscape, hardscape and use of the CHN, recreation 
areas and open spaces to define land use areas and provide buffers. 
Where conflicts exist between DSAP standards and the Nassau 
County Land Development code, the DSAP shall control. 
Multi modal pathway standards within this district shall be 
described in the PDP and shall include golf cart use. 

LandUse II 
Regional Center Non Residential Guidelines 

a) Buildings should be designed to support their primary uses 
and incorporate design elements of scale and massing scale, 
massing and fenestration with surrounding development, 
adaptive res use and to create an attractive frontage to the 
primary public roadway network. 

b) To the extent possible, the primary employee and customer 
entrances should be clearly articulated in the building design 
and face the primary street. 

c) A pedestrian sidewalk or passage way should connect 
employee and customer entrances to the primary street. 

d) Where parking and service areas are located between 
buildings and the primary street frontage landscaping for 
screening purposes should be placed between the primary 
frontage and the parking/service areas. 

e) Site and landscape design should provide for safe pedestrian 
access through parking areas to a public right of way. 

f) The primary facades and entrances for buildings should be 
oriented to primary street frontages. 

g) Loading and service areas should be screened and located 
at the rear or side of buildings away from the main building 
entrance. 

h) Trash and recycling storage, mechanical equipment, 
transformers and similar above ground utilities where practical 
should be screened and located away from the primary 
building and street frontages. 

i) Permanent outside storage areas should be screened and 
integrated within the overall building design. This should not 
preclude outside display of goods for marketing purposes such 
as associated with garden centers, farmers markets etc. 

Regional Center Residential Guidelines 
a) Residential areas should be buffered from highway oriented 

and big box retail to the extent practical by the CHN, office, 
institutional or recreational uses. 

b) Residential areas may be gated when access is provided to the 
multi use pathway and open space networks. 

c) Development should encourage connections of the CHN and 
open space networks. 

d) Site and landscape design should provide for safe pedestrian 
access through parking areas. 

e) Multifamily residential developments should be connected 
by both vehicular and non vehicular travel modes to retail or 
office uses where practical. 

f) Residential projects may incorporate retail and office as 
supporting uses and amenities in free standing or vertically 
integrated buildings. 

4 1 
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Figure 4.8: Central Planning Area DSAP TOO 
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Transit Oriented Development TOO (Central Planning Areal 

Approximately 50 acres of the Regional Center (RC) has been designated as a Transit 
Oriented Development (TOO) District. This area was chosen due to its proximity to the CSX 
rail corridor and the potential for future commuter rail service. The TOO district Is Intended 
to be developed as a multi-modal transportation center accommodating a full range of uses 
(residential, retail, office and cMc) and organized In a manner that encourages walking as 
the primary form of transportation. 

As a component of the Regional Center (RQ, the general guidelines contained In ENCPA 
Polley FL 13.07(B)(1) apply to the TOO district. In addition, the following guidelines 
contained In ENCPA Polley FL 13.06 apply as well. 

Permitted Uses 
Residential. retail, office, restaurants, hotels/motels, personal servkes and business services. parks/ 
plazas and other cMc uses. public facilities, transit stations and other land uses that are similar and 
compatible. 

DSAP Development Standards: Transit Oriented Development 
Minimum lot Requirements: 

• Minimum lot width: None 

• Minimum lot area: None 

Minimum Yard Requirements: 

• Front yard: 

• Sldeyard: 

Ofeet, 15ft maximum 

Ofeet 

• Rear yard: 5 feet 

Building Restrictions: 

• Maximum Building Height: 6storles 

The TOO (district) shall be characterized by the following: 

a) Compact building and site design; 
b) A walking and biking environment; 
c) A mix of transit-supportive uses; 
d) Attention to pedestrian access; 
e) Highest concentrotfon of population and employment will be located closest to transit 

stations; 
f) Transit-supportive parking; 
g) Development within an area designated as TOD shalf contain the following percentage 

of block types. 
7) Mixed Use Blocks - 7 596 to 8096 
2) Retail Blocks- 096 to 5096 

Detailed Specltic Area Plan: East Nassau Employment Center 



3) Office Blocks· 096 to 6096 
4) Residential Blocks • 7 596 to 6096 
5) Civic Blocks • 596 to 30%; and 

h) On-site parking for commercial and office land uses shall be 
located behind or beside buildings fronting an primary streets 
(excluding internal access lanes). 

These policies are hereby Incorporated Into the DSAP and shall 
apply to all future development within the TOO district. 

Transit Oriented Guidelines 
A Preliminary Development Plan (PDP) shall be submitted for 
Individual development parcels within the TOO areas of this DSAP. 
The PDP shall include design and architectural standards as 
required for a Planned Development for East Nassau Community 
Planning Area (PD-ENCPA). Each PDP within the TOO area shall be 
consistent with the applicable policies, development principles and 
general guidelines and standards stipulated In Future Land Use 
Objective FL .13 of the Nassau County 2030 Comprehensive pflan 
and the TOO area development standards and guidelines of this 
DSAP. Where conflicts exist between DSAP standards ant the Nassau 
County Land Development eCode, the DSAP shall control. 
Multi modal pathway standards within this district shall be 
described In the PDP and shall Include golf cart use. 

Building Design Guidelines 
Buildings within the TOO sub-district should be oriented to 
street rights-<>f-way and have minimal building setbacks. 

Covered walkways, terraces, balconies, awnings and street 
trees should be utilized to provide shaded walkways for 
pedestrians. 

Detailed Specific Area Plan: East Nassau Employment Center 
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Doorways and windows should be oriented toward a street 
or other public space to provide visual Interest an 
increased security. 

All trash collection should be located to the rear of 
buildings or within parking areas. 

Block and Street Design Guidelines 
The TOO sub-district should be designed around a 
connected grid or curvilinear grid street network with a 
typical block length of three hundred and fifty feet (350,. 
Block length Is be measured from Intersection centerline to 
Intersection centerline. 
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Traffic calming measures should be Incorporated Into 
street design. These measures may include bulb-outs, 
raised crosswalks, textured paving materials, chicanes and 
round-a-bouts. Speed bumps shall not be permitted. 

On-street parking should be utilized throughout the 
sub-district to both minimize off-street parking needs and 
provide a buffer between travel lanes and sidewalks. 

Pedestrian and Bicycle Facilities Design 
Guidelines 

All streets should be designed with an emphasis on 
pedestrian and cyclist circulation and safety 

Crosswalks should be clearly defined through the use of 
distinct paving materials or techniques . 

All stree.ts should Incorporate pedestrian level lighting and 
street furniture such as planters, seating and trash 
receptacles. 

LandUse a 
The TOO sub-district should contain a complete and 
continuous bicycle facility network which may be 
comprised of designated shared lane facilities, bike lanes 
and multi-use paths. 

Bicycle parking should be provided at a ratio of one (1) 
space per 3,000 square feet of retail or office use. Bicycle 
parking facilities should be provided at all transit stops. 

Off-street Parking and Circulation Design 
Guidelines 

Off-street parking should be minimized, located at the rear 
or sides of buildings and visually screened in order to 
promote a walkable, pedestrian friendly environment 

Cross access connections should be provided between 
adjacent parcels and parking areas. 

Parking structures fronting roadways should include 
ground floor retail or service uses with street access. 

Pedestrian paths through parking facilities should be 
clearly delineated. 

Civic, Recreation and Open Space Design 
Guidelines 

The TOO sub-district should be organized around a 
centrally located public park, plaza or civic facility. 

Ovic buildings should be located at a roadway Intersection 
or the termini of roads to provide a focal point or 
landmark. 

Signage 
• Poles signs are prohibited within the TOO sub-district. 
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