ORDINANCE NO. 2023-044
EAST NASSAU COMMUNITY PLANNING AREA
DETAILED SPECIFIC AREA PLAN (DSAP) #2 DEVELOPMENT ORDER

[November 8, 2023]

AN ORDINANCE OF THE NASSAU COUNTY BOARD OF COUNTY
COMMISSIONERS ADOPTING THE DETAILED SPECIFIC AREA PLAN (DSAP) #2
DEVELOPMENT ORDER FOR THE EAST NASSAU COMMUNITY PLANNING AREA,
ESTABLISHED UNDER CHAPTER 163, FLORIDA STATUTES; PROVIDING FOR
FINDINGS OF FACTS AND CONCLUSIONS OF LAW; PROVIDING FOR
DEVELOPMENT CONDITIONS; PROVIDING FOR LEGISLATIVE FINDINGS;
PROVIDING FOR AN EFFECTIVE DATE.

RECITALS

WHEREAS, pursuant to Section 163.3245(3), Florida Statutes, sector planning
encompasses two levels: (1) adoption of a long-term master plan for the entire planning area as a
part of the comprehensive plan, and (2) adoption by local development order of two (2) or more

detailed specific area plans that implement the long term master plan; and

WHEREAS, on August 2, 2011, the State of Florida, Department of Community Affairs
(n/k/a Florida Department of Commerce), and the Nassau County Board of County Commissioners
(“Board”), entered into a Long Term Master Plan Conversion Agreement (“Conversion
Agreement”) for the East Nassau Community Planning Area (“ENCPA”) pursuant to Section
163.3245(10), Florida Statutes; and

WHEREAS, the Conversion Agreement designated the ENCPA as a long-term master
plan consisting of a proposed mixed use development on approximately 23,570 acres located near

Yulee in Nassau County, Florida (the “ENCPA Property”); and

WHEREAS, the Nassau County 2030 Comprehensive Plan (the “Comprehensive Plan”)
includes provisions for the ENCPA; and
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WHEREAS, on December 17, 2012, the Board adopted Ordinance 2012-39, as clarified
by Resolution 2015-77, rezoning the ENCPA Property to “Planned Development for East Nassau
Community Planning Area” (the “PD-ENCPA™); and

WHEREAS, on June 24, 2013, the Board adopted a development agreement between
Nassau County, Florida, (*County”) and TerraPointe LLC now known as Raydient LLC d/b/a
Raydient Places + Properties LLC (“Raydient™), pursuant to a merger and name change, and other
landowners, establishing a Mobility Fee Agreement, as amended on July 20, 2015, October 25,
2021, and as may be further amended (the “Mobility Fee Agreement™); and

WHEREAS, the Mobility Fee Agreement provides the program to mitigate ENCPA
development transportation/mobility impacts and creates a funding mechanism for such

mitigation; and

WHEREAS, on June 24, 2013, the Board adopted Ordinance 2013-10, approving the use
of tax increment revenues and establishing an ENCPA Mobility Network Fund to support and
subsidize the mobility fee program within the ENCPA, and said ordinance was modified by
Ordinance 2015-08, Ordinance 2021-17, and as may be further amended; and

WHEREAS, on or about October 26, 2021, Raydient submitted an application for the East
Nassau Community Planning Area Detailed Specific Area Plan #2, which application was
subsequently updated and revised on March 18, 2022, June 6, 2022, April 25, 2023, August 14,
2023, September 22, 2023, and October 23, 2023 (the “DSAP”); and

WHEREAS, the DSAP lands are located within the ENCPA and consist of approximately
14,879 acres as described in Exhibit A (the “Property™) and as generally depicted in Exhibit B
(the “DSAP Master Land Use Plan”); and

WHEREAS., Raydient is the owner of record and master developer for the Property and
for purposes of this DSAP Development Order the terms “Applicant” and “Developer’” shall
include Raydient and its affiliates and/or subsidiaries that may in the future own property in the

DSAP and said terms may be used interchangeably;

WHEREAS, this document is the ENCPA DSAP Development Order, which includes the
Exhibits attached hereto, and may be referred to as “DSAP Development Order” and

“Development Order™;
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WHEREAS, the Applicant has duly provided copiecs of the original and amended and
updated DSAP Document (defined below) to the reviewing agencies pursuant to Section

163.3245(3)(1), Florida Statutes; and

WHEREAS, the County Planning and Zoning Board conducted a public hearing duly
noticed on November 7, 2023, and found that the DSAP Document and this DSAP Development
Order are consistent with Section 163.3245, Florida Statutes, the Comprehensive Plan (including
the ENCPA Master Land Use Plan), the PD-ENCPA and the Nassau County Code of Ordinances
(**Code of Ordinances”™), including the Land Development Code (“LDC™), specifically LDC
Article 27, and recommended approval of the DSAP Document and this DSAP Development
Order to the Board; and

WHEREAS, the Board, in a public hearing duly noticed, constituted, and assembled on
November 27, 2023, considered the proposed DSAP Document and this DSAP Development
Order, the report and recommendations of the County staff, comments from the applicable state
agencies as set forth in Section 163.3245(3)(f), Florida Statutes, and the documents and comments
made before the Board, and afforded the public and all affected parties an opportunity to be heard

and to present evidence; and

WHEREAS, the Board finds that the DSAP Document and this DSAP Development
Order, which incorporates the above Whereas clauses in the Recitals, are consistent with Section
163.3245, Florida Statutes, the Comprehensive Plan (including the ENCPA Master Land Use
Plan), the PD-ENCPA. the Code of Ordinances, and the LDC, including Article 27.

NOW, THEREFORE, BE IT ORDAINED by the Nassau County Board of County
Commissioners, that the DSAP Development Order and the DSAP Document are hereby approved

and the Property shall be developed in the manner described hercin.

SECTION 1. FINDINGS OF FACTS AND CONCLUSIONS OF LAW

The Nassau County Board of County Commissioners hereby makes the following findings

of facts and conclusions of law:

a. The DSAP Document and the DSAP Development Order arc consistent with Section
163.3245, Florida Statutes; and

00471841.14
Redline of DO ver 13 to 14 (11/8/23) 3



b. The DSAP Document and the DSAP Development Order are consistent with the

Comprehensive Plan, including the policies relating to the ENCPA/long term master
plan and the ENCPA Master Land Use Plan Map (FLUMs-6), the PD-ENCPA, and the
Code of Ordinances, including the LDC.

SECTION 2. DEVELOPMENT CONDITIONS

9

Application for Development Approval and DSAP Development Order. The
Property shall be developed in accordance with (i) the County Comprehensive Plan and
specifically Objective FL.13, as may be amended from time to time, except that any
changes to the level of service standards or mitigation provisions for
transportation/mobility; regional, community and/or neighborhood parks; and fire rescue
and law enforcement shall not require additional mitigation over that set forth in this
Development Order, (ii) the DSAP Master Land Use Plan, which is attached hereto as
Exhibit B, (iii) the DSAP application for the East Nassau Community Planning Area
Detailed Specific Area Plan #2, which includes Appendices A — C and Attachment 1,
dated October 23, 2023 attached hereto as Exhibit C (collectively the “DSAP
Document™), and (iv) this DSAP Development Order. The aforementioned items are on

file at the County Planning Department.

Land Use Sub-Categories. The ENCPA Land Use Sub-Categories (a’k/a Land Use Sub-
Category(ies)) allowed within the DSAP consist of Residential Neighborhood (*RN”),
Village Center (*“VC”) which includes a portion of one of the US 17 Transit Oriented
Developments (“TOD”) overlay, Resort Development (“RD’’) and Conservation Habitat
Network (“CHN”) in the areas gencrally depicted on the DSAP Master Land Use Plan
attached hereto as Exhibit B and the mix of uses within the Land Use Sub-Categories

are as follows:
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Land Use Acres Residential Units Minimum
Sub-Category Nonresidential
Square Footage
Village Center 429 + acres 2,331 units 700,000 sq. ft.
(which includes a
portion of a TOD)
Resort Development | 943 =+ acres 3,289 units 400,000 sq. ft.
RN Tier 1 744 + acres 1,886 units
RN Tier 2 3,855 *+ acres 6,972 units 150,000 sq. ft.
RN Tier 3 1,859+ acres 466 units
Conservation Habitat | 7,049 + acres 0 units N/A.
Network
TOTAL 14.879 + acres 14,944 units 1,250,000 sq. ft.

Notwithstanding the above mix of uses, the allowed mix of uses within th¢ DSAP is up to
14,944 residential units and 1,413,324 nonresidential square feet, subject to DSAP
Development Order Development Condition 4 below and the DSAP 2 Use Type
Equivalency Table attached as Exhibit D. The above total minimum nonresidential square

footage will be developed within the DSAP by the DSAP buildout date.

For purposes of this DSAP, density and intensity for the Residential Neighborhood Tier |
and Tier 2 Land Use Sub-Categories shall be measured over the entire applicable Land Use
Sub-Category within each Preliminary Development Plan (“PDP”). As an example, the
Residential Neighborhood Tier | density in PDP X will be measured over the total PDP X
Residential Neighborhood Tier | acreage with that Land Use Sub-Category considered as

one development site per Comprehensive Plan Policy FL.13.02. For the purposes of this
00471841.14
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DSAP, density and intensity for the Residential Neighborhood Tier 3 and Resort
Development Land Use Sub-Categories shall be measured over the entire Property with
each Land Use Sub-Category considered as one development site per Comprehensive Plan
Policy FL.13.02. As an example, density for Residential Neighborhood Tier 3 shall be
measured over the entire DSAP Residential Neighborhood Tier 3 acreage. For the purposes
of this DSAP, density and intensity for the Village Center Land Use Sub-Category shall be

measured separately for each individual Village Center.

The development of any public school, public park, public recreation, fire station, or
common open space area shall be considered institutional type uses and not be included in
the above mix of residential units or nonresidential development square footage for

development purposes.

a. Residential Neighborhood ("RN™): The RN Land Use Sub-Category is divided into
three (3) tiers organized around Village Centers and allows the development of
Neighborhood Centers (“NC”). The minimum avcragc net density within Tier | is 5
units per acre with no maximum average net density. The minimum average net density
within Tier 2 is 2.5 units per acre with no maximum average net density. There is no
minimum average net density within Tier 3 but the maximum average net density
within Tier 3 is 0.50 units per acre when residential units are clustered and 1 unit per
10 gross developable acres when not clustered. An NC area or areas may be located
within the RN area(s) to serve as a neighborhood focal point. Uses allowed within the
RN Land Use Sub-Category are set forth in Section 4 of the DSAP Document attached
as Exhibit C and Comprehensive Plan Objective FL.13, specifically Policy FL.13.07.

i.  The general development guidelines for the DSAP RN and NC areas
are set forth in Comprehensive Plan Objective FL.13, specifically
Policy FL.13.07.

ii. In addition to the general development guidelines. additional
development standards for the RN Land Use Sub-Category are set

forth in Section 4 of the DSAP Document.

b. Village Center (*“VC”): The VC Land Use Sub-Catcgory, including the portion

subject to the TOD overlay, is intended to include higher density and intensity

00471841.14
Redline ot DO ver 13 to 14 (11/8/23) 6



00471841.14

mixed use areas to support residential neighborhoods. Given this, a minimum of
40% of the net acreage of each VC (i.e., less stormwater pond(s), wetlands, any
other undeveloped lands, and roadway(s)) within the Property shall be developed
as mixed use or nonresidential. Six (6) VCs are proposed within the DSAP and are
generally located as depicted on the DSAP Master Land Use Plan attached hereto
as Exhibit B. The VC locations will support the needs of the ENCPA residents and
visitors and meet the general location requirements with the RN areas consistent
with Comprehensive Plan Objective FL.13, specifically Policy 13.07. The
minimum average net density for residential uses within the VC is 7 units per acre
and the maximum average net density is 20 units per acre. Uses allowed within the
VC Land Use Sub-Category, including the portion subject to the TOD overlay, are
set forth in Section 4 of the DSAP Document attached as Exhibit C and
Comprehensive Plan Objective FL.13, specifically Policy FL.13.06 and Policy
FL.13.07, as applicable. The general development guidelines for the VC area are
specified in Comprehensive Plan Objective FL.13, specifically Policy FL.13.07,
and additional development standards are set forth in Section 4 of the DSAP
Document. For purposes of calculating the percentage of block types set forth in
Comprehensive Plan Policy FL.13.06 for the TOD overlay areas, the percentages
shall be measured and applied separately to each of the two (2) TOD overlay areas
within the ENCPA. In order to facilitate a future public transit system(s) within the
County, nothing in this DSAP Development Order shall limit the potential for the
establishment by a third party of commuter or light rail station(s) within the TOD

overlay.

Resort Development (“RD”): The RD Land Use Sub-Category is intended to have

a mix of uses. The minimum average net density for residential uses within the RD
is 4 units per acre and the maximum average nct density is 20 units per acre. Uses
allowed within the RD Land Use Sub-Category are set forth in Section 4 of the
DSAP Document attached as Exhibit C and Comprehensive Plan Objective FL.13,
and specifically Policy 13.07. The general development guidelines for the RD areas

are specified in Comprehensive Plan Objective FL.13, and specifically Policy
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FL.13.07 and additional general development standards are set forth in Section 4 of

the DSAP Document.

d. Conservation Habitat Network (“CHN™): The CHN allowed uses and development

conditions are set forth in Development Condition 6 below.

e. Model Homes: In portions of the Property in which horizontal infrastructure is not
completed (as defined by County approval of as-builts) but a PDP and site
engineering plans for horizontal development have been approved by the County,
the applicable builder may enter into a model home agreement with the County to
construct model homes consistent with the County regulation governing model

home construction in effect at the time of horizontal site engineering plan approval.

3. Buildout. The DSAP buildout date required by Section 163.3245(5)(d), Florida Statutes,
is December 31, 2052. The buildout date, downzoning protection date and any other such
deadlines within this DSAP Development Order, may be tolled and/or extended as
provided in state and local law and shall be tolled during the period of any appeal
pursuant to Section 163.3245, Florida Statutes, or during the pendency of administrative
or judicial proceedings relating to approval of the DSAP Document and the DSAP

Development Order.

4. Use Type Conversion. The Developer may increase or decrease the amount of a
particular type of use, provided for on the DSAP 2 Use Type Equivalency Table attached
as Exhibit D, without filing an amendment, adjustment or other modification to the
DSAP Document or this DSAP Development Order, provided that (i) such changes (a’k/a
conversion) are consistent with the DSAP 2 Use Type Equivalency Table attached as
Exhibit D and this Development Condition 4 and (ii) at the time of election of a change
under the DSAP 2 Use Type Equivalency Table, the Developer shall notify the County
Planning Director of the election in writing at least thirty (30) days in advance. In no
event shall residential or nonresidential development within the DSAP at buildout

generate more than 13,308 net new external p.m. peak hour trips.

The purpose of the DSAP 2 Use Type Equivalency Table is to allow changes in the type
of residential uses or nonresidential uses allowed within a Land Use Sub-Category while

maintaining consistency in traffic generation across the DSAP. The DSAP 2 Use Type
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Equivalency Table is not intended to nor will any conversion automatically change the
underlying Land Use Sub-Categories on the DSAP 2 Master Land Use Plan. Given the
above, any conversion per the DSAP 2 Use Type Equivalency Table will not result in a
modification to any Land Use Sub-Category maximum or minimum units and/or square
footage or acreage, the distribution of uses by Land Use Sub-Category in Comprehensive
Plan Policy FL.13.12, the ENCPA jobs to housing balance in Comprehensive Plan Policy
FL.13.11, or other similar types of ENCPA or DSAP 2 conditions. Further any change
that requires an amendment or modification to the ENCPA Master Land Use Plan (e.g.,
change in Land Use Sub-Category) in order to develop a type of use in a specific area of
the Property shall be processed in accordance with state and local law and such change
shall not be made until the amendment or modification is approved. Provided that any
conversion is consistent with the DSAP 2 Use Type Equivalency Table and this
Development Order, no additional DSAP approvals shall be required with any use of the
DSAP 2 Use Type Equivalency Table.

The DSAP 2 Use Type Equivalency Table allows the conversion of residential to
residential uses within the same ENCPA Land Use Sub-Category as provided for in the
Residential Conversion Table and nonresidential to nonresidential uses within the same
ENCPA Land use Sub-Category as provided for in the Nonresidential Conversion Table
all as set forth on Exhibit D. The conversion of residential to nonresidential uses or
nonresidential to residential uses is not allowed within this DSAP. For purposes of the
conversion of uses, “residential” shall mean those uses/categories set forth on the
Residential Conversion Table and “‘nonresidential”™ shall mean those uses/categories sct
forth on the Nonresidential Conversion Table both as provided for in the DSAP 2 Use

Type Equivalency Table at Exhibit D.

5. Downzoning Protection. Until December 31, 2052, the approved development as set
forth in this DSAP Development Order is not subject to downzoning, unit density
reduction, or intensity reduction, unless the Developer consents to such change or the
County can reasonably demonstrate that implementation of the DSAP is not continuing
in good faith based on standards established herein and in Comprehensive Plan Objective
FL.13. that substantial changes in the conditions underlying the approval of the DSAP

have occurred, that the DSAP was based on substantially inaccurate information provided
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by the Applicant, or that the change is clcarly established to be essential to the public

health, safety, or welfare.

6. Environmental. Regionally significant natural resources have been identified and
designated as part of the ENCPA CHN. The CHN located within the Property is subject

to the following general guidelines and standards:

a. The CHN within the Property will consist of natural waterbodies, wetlands, buffers and
other uplands that shall not be converted to development uses, except for a variety of
passive and nature-oriented recreational uses which may include, but not be limited to,
those uses set forth in this DSAP Development Order, Comprehensive Plan Objective
FL.13 and associated Policies and Table 2.1 in the DSAP Document attached as
Exhibit C.

b. At the time of filing any PDP application with the County for the Property or portion
thereof, a management plan shall be submitted under separate cover to the County for
(at a minimum) the CHN lands subject to the applicable PDP application. The
management plan(s) will promote maintenance of native species diversity in the
applicable area and may include provisions for controlled bums. The management
plan(s) required per this subsection may be developed for one PDP or a combination
of PDPs. For example, a management plan may be submitted to the County at the time
an application for PDP X is submitted to the County and such plan will apply to the
PDP X CHN lands and may also apply to lands outside the PDP X CHN lands.
Implementation of the management plan(s) will be in conjunction with the applicable
St. Johns River Water Management District (“SJRWMD”) environmental resource

permit(s) and Comprehensive Plan Policy FL.13.07(A).

c. 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 extent practical. The road crossing types may be at grade,
culverts, tunnels or other similar design. The exact location and type of any roadway
crossing for wildlife corridors within the CHN will be based on final survey and
engineering and determined at the time of site engineering plan submittal for the
applicable roadway crossing.
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Road crossings within the CHN will be sized appropriately and incorporate fencing or
other design features as may be necessary to direct wildlife to the roadway crossings

and enhance effectiveness of such crossings.

The East Nassau Environmental Education Program has been developed for the
ENCPA CHN and submitted to the County. This program will be implemented for the
Property in conjunction with one (1) or more property owners association(s),
environmental group(s), or other community association or governmental agency (e.g.,
Stewardship District, etc.) so as to encourage protection of the wildlife and natural

habitats incorporated within the CHN in this DSAP and the overall ENCPA.

The boundaries of the CHN are identified on the DSAP Master Land Use Plan. The
boundaries of the CHN within the DSAP shall be formally established as conservation
easements when a development parcel abutting portions of the CHN undergoes
development permitting (i.e., construction level environmental resource permitting
(ERP)) with the SJRWMD, Florida Department of Environmental Protection
(“FDEP™), and/or the U.S. Army Corps of Engineers (“Corps™) and pursuant to the

following criteria:

i. 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 SIRWMD permits;

ii.  As to upland edges forming the CHN boundary, the final boundary shall
be established gencrally consistent with thec DSAP Master Land Use Plan,
recognizing that minor adjustments may be warranted based on more or
refined data, and any boundary adjustments in the upland arca shall (a)
continue to provide for an appropriate width given the functions of the
CHN in that particular location (i.e.. wetlands and/or upland species or
habitat protection), the specific site conditions along such boundary, and
the wildlife uses to be protected; and (b) ensure 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;
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. Any proposed CHN land not located within the CHN final boundary as
provided for herein will be designated with the DSAP Land Use Sub-
Category designation of the adjacent non-CHN land or the most
appropriate non-CHN Land Use Sub-Category as determined by the

Developer in coordination with the Planning Director; and

1v. Boundary modifications meeting all of the criteria described in this
Development Condition shall be incorporated into the CHN or applicable
Land Use Sub-Category and ENCPA Master Land Use Plan upon issuance
of the applicable SIRWMD permits and shall be effective without the
requirement for an amendment to the County Future Land Use Map, the
ENCPA Master Land Use Plan, the DSAP Master Land Use Plan,
Comprehensive Plan ENCPA Future Land Use Element Policies, or any
other Comprehensive Plan Elements defined in Chapter 163, Florida

Statutes.

Silvicultural and agricultural activities allowed in the Agricultural classification of the
Future Land Use Element of the Comprehensive Plan, excluding residential 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 and agricultural
management plan will be developed in accordance with best management practices to
protect the overall conservation objective of such portion of the CHN. The silvicultural
and agricultural management plan will be implemented as part of the management

plan(s) provided in Development Condition 6(b) above.

Wetland protection within the ENCPA, including the Property, is regulated by the
County, SJRWMD, the FDEP and/or the Corps. Prior to County site engineering plan
approval, the extent of state jurisdictional wetlands and surface waters will be
determined for the portion of the Property subject to the applicable site engineering
plan approval 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 SJRWMD and
under Section 404 of the Clean Water Act by FDEP and/or the Corps. In addition to
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state and federal regulations, wetland protection within the DSAP is included within

the CHN guidelines and standards outlined in Comprehensive Plan Policy FL.13.07.

1. Notwithstanding anything set forth in this DSAP Development Order to the contrary,
any development of the Property located within the St. Marys River Overlay District
shall be consistent with Comprehensive Plan Policy FL.02.03 and LDC Section 36.08
(2022).

J.  The Developer shall follow the published guidelines adopted by the Florida Fish and
Wildlife Conservation Commission (“FWC™") and/or U.S. Fish and Wildlife Service for
any endangered species, threatened species or species of special concern located or

observed on the Property through buildout.
7. Transportation/Mobility.

a. The Mobility Fee Agreement sets forth the transportation/mobility improvements
needed, as a condition to ENCPA development, to mitigate the ENCPA
transportation/mobility ~ development  impacts. The transportation/mobility
improvements are described and generally depicted in the Mobility Fee Agreement (the
“ENCPA Mobility Network™). As a condition of development, the ENCPA Mobility
Network transportation/mobility  improvements needed to offset the
transportation/mobility impacts of the DSAP development are set forth in this
Development Condition 7 and as otherwisc provided for in the DSAP Development
Order. The improvements may be constructed in segments, provided the timing set
forth herein is adhered to. The location of these ENCPA Mobility Network
improvements will be in general conformance with the DSAP 2 ENCPA Mobility
Transportation I[mprovements Maps at Exhibit E-1 through E-4. The
transportation/mobility mitigation set forth herein includes Wildlight Parkway, which
will ultimately connect Chester Road with U.S. 17 to provide a parallel alternative road
to State Road (“SR™") 200 and a needed additional east west roadway within the County.
The final location of the DSAP 2 ENCPA Mobility Network transportation/mobility
improvements will be based on final survey and engineering and determined at the time
of the applicable site engineering plan without the requirement for an adjustment to this
DSAP Development Order, unless otherwise required by LDC Section 27.07.
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b. No later than the issuance by the County of the first Certificate of Occupancy (“CO”)

(65
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for any residential unit or nonresidential square footage within the DSAP, the below

ENCPA Mobility Network improvements shall be completed except as may otherwise

be provided for in this Development Condition 7. For purposes of this Development

Condition 7 “completed” or “‘completion™ shall mean constructed and complete as

evidenced by submittal to the County of an as-built survey for the applicable roadway

improvement.

1.

Chester Road Roundabout: The Developer shall construct or cause to be
constructed and dedicate or cause to be dedicated to the County a
roundabout at the intersection of Wildlight Parkway and Chester Road as

generally depicted on Exhibit E-1 as Segment 1B.

Chester Road: The Developer shall widen or cause to be widened Chester
Road from Pages Dairy Road to Wildlight Parkway from a two (2) lane
collector roadway to a four (4) lane collector roadway as generally depicted
on Exhibit E-1 as Segment 1A. The County is constructing right-of-way
improvements (referred to as “CIP000008" in the County Capital
Improvement Plan Fiscal Years 2023/2024 through 2027/2028) near this
roadway improvement. In the event, the County’s right-of-way
construction causes a delay to this roadway improvement, the Developer’s
obligation to complete this roadway improvement shall be tolled for any
period of delay by the County and such tolling will be calculated for every

calendar day of County delay.

No later than the issuance by the County of DSAP residential and nonresidential

building permits which will generate a total of 1,720 net new external p.m. peak hour

trips within the DSAP, the below ENCPA Mobility Network improvement shall be

completed except as may otherwise be provided for in this Development Condition 7.

1. Wildlight Parkway: The Developer shall construct or cause to be

constructed and dedicate or cause to be dedicated to the County Wildlight
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Parkway from Chester Road to Blounts Branch Road as a four (4) lane

collector roadway as generally depicted on Exhibit E-1 as Segment 1C.

d. No later than the issuance by the County of DSAP residential and nonresidential
building permits which will generate a total of 3,321 net new cxternal p.m. peak hour
trips within the DSAP, the below ENCPA Mobility Network improvement shall be

completed except as may otherwise be provided for in this Development Condition 7.

. Wildlight Parkway: The Developer shall construct or cause to be
constructed and dedicate or cause to be dedicated to the County Wildlight
Parkway from Blounts Branch Road to McQueen Road as a two (2) lane
collector roadway with right-of-way dedication for the future expansion of
this segment of Wildlight Parkway to accommodate a future four (4) lane

collector roadway as generally depicted on Exhibit E-1 as Segment 1D.

¢. No later than the issuance by the County of DSAP residential and nonresidential
building permits which will generate a total of 5,332 net new external p.m. peak hour
trips within the DSAP, the below ENCPA Mobility Network improvements shall be

completed except as otherwise provided for in this Development Condition 7.

i.  Wildlight Parkway (northem leg): The Developer shall construct or cause

to be constructed and dedicate or causc to be dedicated to the County the
northern leg of Wildlight Parkway, from U.S. 17 to Resort Road, as a four
(4) lane collector roadway as generally depicted on Exhibit E-2 as

Segment 2A.

ii.  Wildlight Parkway (southern leg): The Developer shall construct or cause

to be constructed and dedicate or cause to be dedicated to the County the
southern leg of Wildlight Parkway, from the intersection of U.S. 17 and
the North-South Regional Center Arterial Road to a connection with
Wildlight Parkway as a two (2) lane collector roadway as generally

depicted on Exhibit E-2 as Segment 2C.

f. No later than the issuance by the County of DSAP residential and nonresidential

building permits which will generate a total of 5,332 net new external p.m. peak hour
00471841.14
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trips within the DSAP, the below ENCPA Mobility Network improvement shall be

completed (except as otherwise provided for in this Development Condition 7). Upon

the completion of the below ENCPA Mobility Network improvement, the Developer

or the County staff may apply to vacate Crandall Road, and upon proper application,

the County will process the Crandall Road right-of-way vacation application in

accordance with applicable state and local law.

Resort Road: The Developer shall construct or cause to be constructed and
dedicate or cause to be dedicated to the County a two (2) lane collector
roadway from Wildlight Parkway north to the Village Center located
adjacent to the St. Marys River as generally depicted on Exhibit E-2 as
Segment 2B. During construction of Resort Road, access to the Boat Ramp
Park (as defined in Development Condition 16(a)) shall be provided via
Crandall Road or an alternative public access to be provided or cause to be
provided by the Developer so as to provide continuous access to the Boat

Ramp Park consistent with Development Condition 16(a)(iii).

No later than the issuance by the County of DSAP residential and nonresidential

building permits which will generate a total of 9,277 net new external p.m. peak hour

trips within the DSAP, the below ENCPA Mobility Network improvements shall be

completed except as otherwise provided for in this Development Condition 7.

I

1ii.

Wildlight Parkway: The Developer shall construct or cause to be

constructed and dedicate or cause to be dedicated to the County Wildlight
Parkway from Resort Road to McQueen Road as a four (4) lane collector

roadway as generally depicted on Exhibit E-3 as Segment 3A.

Wildlight Parkway: The Developer shall widen or cause to be widened

from a two (2) lane collector roadway to a four (4) lane collector roadway
Wildlight Parkway from McQueen Road to Blounts Branch Road as
generally depicted on Exhibit E-1 as Segment 1D.

U.S. 17: The Developer shall widen or cause to be widened and dedicate

or cause to be dedicated to the Florida Department of Transportation
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(“FDOT™) U.S. 17 from a two (2) lane arterial roadway to a four (4) lane
arterial roadway from the North-South Regional Center Arterial Road
intersection with U.S. 17 (a/k/a the Wildlight Parkway southem leg) to the
U.S. 17 and I-95 intersection as generally depicted on Exhibit E-3 as
Segment 3B.

h. No later than the issuance by the County of DSAP residential and nonresidential

00471841.14

building permits which will generate a total of 13,308 net new external p.m. peak hour

trips within the DSAP, the below ENCPA Mobility Network improvements shall be

completed except as otherwise provided for in this Development Condition 7.

iil.

CR 108 Connecctor; The Developer shall construct or cause to be

constructed and dedicate or cause to be dedicated to the County the County
Road ("CR™) 108 Connector from U.S. 17 to Wildlight Parkway as a two
(2) lane collector roadway as generally depicted on Exhibit E-4 as

Segment 4A.

U.S. 17: The Developer shall widen or cause to be widened and dedicate
or cause to be dedicated to FDOT (only as to those lands owned by the
Developer at the time of approval of this DSAP Development Order) U.S.
17 from a two (2) lane arterial roadway to a four (4) lane arterial roadway
from the intersection of U.S. 17 and the CR 108 Connector to the
intersection of U.S. 17 and the North-South Regional Center Arterial Road
(a’k/a the Wildlight Parkway southemn leg) as generally depicted on
Exhibit E-4 as Segment 4B.

Central Connector: The Developer shall construct or cause to be

constructed and dedicate or cause to be dedicated to the County a two (2)
lane collector roadway from a location approximately 1.23 miles from the
western Property boundary north to its intersection with Wildlight

Parkway as generally depicted on Exhibit E-4 as Segment 4C.
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Other ENCPA Mobility Network Improvements.

1.

1i.

iii.

Blackrock Road: At such time as more than 300 cars in the p.m. peak hour

make a southbound left tum at the intersection of SR 200 and Blackrock
Road, the Developer shall construct or cause to be constructed and dedicate
or cause to be dedicated to the appropriate maintaining agency double
southbound left tum lanes at the intersection of SR 200 and Blackrock

Road at the location as generally depicted on Exhibit E-4 as Segment 4D.

Wildlight Parkway/U.S. 17: The Developer is responsible for obtaining or

causing to be obtained approval from the FDOT for a traffic signal and
access improvements at the (northern and southem leg) intersections of
Wildlight Parkway and U.S. 17 and designing and constructing (or causing
to design and construct) such signal and access improvements when
warranted by FDOT based on the Federal Highway Administration Manual
on Uniform Traftic Control Devices (“MUTCD™).

CR 108 Connector/U.S. 17: The Developer is responsible for obtaining or

causing to be obtained approval from the FDOT for a traftic signal and
access improvements at the intersection of the CR 108 Connector and U.S.
17 and designing and constructing (or causing to design and construct)
such signal and access improvements when warranted by FDOT based on
the Federal Highway Administration MUTCD. In the event that FDOT
determines this transportation improvement is warranted and the County is
simultaneously constructing improvements in this intersection or near it,
the County and the Developer will work together and coordinate with each
other and the FDOT for the Developer to provide (or cause to be provided)

this transportation improvement.

Trip Calculation. For purposes of calculating the net new extemal p.m. peak hour trips

generated by the DSAP residential and nonresidential uses (a/k/a trip triggers) in this

Development Condition 7, calculation of those trip triggers shall be pursuant to the

Institute of Transportation Engineers (“ITE") Trip Generation Manual 10" edition and
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any applicable reduction for interal trip capture and passby capture shall be pursuant
to the ITE Trip Generation Handbook 3™ edition. The trip calculation in this subsection
also applies to the DSAP 2 Use Type Equivalency Table and any conversion or change
in the type of DSAP residential or nonresidential use provided for in Development

Condition 4.

Trails. The DSAP ENCPA Mobility Network trails will be provided as DSAP

development progresses consistent with Development Condition 8(a).

Timing. The Devcloper may elect to accelerate or delay the timing of any DSAP
ENCPA Mobility Network transportation/mobility improvements as set forth herein,
provided such acceleration or delay is consistent with the applicable PDP and

associated Transportation Impact Analysis (“TIA™).

PDP TIA. Any DSAP PDP application submitted to the County for the Property or

portion thereof shall include a TIA. The TIA methodologies are set forth in the Mobility
Fee Agreement and at a minimum must include: (i) the use of the current edition of the
ITE Trip Generation Manual to calculate the trip generation of the proposed PDP
residential and/or nonresidential uses and any applicable reduction for intemnal trip
capture and passby capture per the current edition of the ITE Trip Generation
Handbook, (ii) a section that calculates the net new external p.m. peak hour trips
generated by the DSAP residential and nonresidential uses with issued building permits
and an estimate of the status of thc trip triggers based on the proposed PDP
development program with the calculation and estimate consistent with Development
Condition 7(j) above to dectermine if any of the ENCPA Mobility Network
transportation/mobility improvements described in this Development Condition 7
and/or Development Condition 8, if any, are necessary to mitigate for the portion of the
DSAP development in the PDP application, and (iii) notwithstanding the TIA
methodologies set forth in the Mobility Fee Agreement, if required by Development
Condition 7(p) below, the T1A shall analyze the Intersections (as defined below). In the
event a PDP TIA within this DSAP recommends that any of the DSAP ENCPA
Mobility Network transportation/mobility improvements identified in this DSAP

Development Order should be completed earlier or delayed past the timing set forth
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herein, the Developer shall undertake or cause to undertake the improvement at the

time described in the PDP TIA without having to modify or adjust this DSAP

Development Order or the DSAP Document.

n. Wildlight Parkway.

00471841.14

1.

ii.

The Developer will not receive ENCPA Mobility Network credits and/or
reimbursement for the value of the Wildlight Parkway right-of-way
consistent with the Right of Way Reservation Agreement recorded at
Official Records Book 1486, Page 1820 of the County public records (the
“Wildlight Parkway ROW Agreement”). The Wildlight Parkway right-of-
way is the same as the “C.R. 108 Right of Way" defined in the Wildlight
Parkway ROW Agreement. The width of the Wildlight Parkway right-of-
way or any portion thereof donated to the County will be approximately
one hundred and fifty (150) feet and upon donation of such right-of-way
or portion thereof no additional right-of-way for this road or portion thereof
shall be reserved within the Property and the requirements in the Wildlight
Parkway ROW Agreement to reserve and donate the Wildlight Parkway

right-of-way or portion thereof shall be deemed satisfied.

The County and the Developer will collaborate and work in good faith to
obtain funding from a public transportation entity (e.g.. FDOT, North
Florida Transportation Planning Organization ("NFTPO™), Florida State
Legislature) for the construction of Wildlight Parkway (or portion thercof)
as described in this Development Order and as generally depicted on
Exhibits E-1 — E-3. In the event funding for all or a portion of Wildlight
Parkway is obtained, the County and the Developer shall cooperate in
modifying the Mobility Fee Agreement, if necessary, consistent with
Section 3.2(c) of said Agreement and any necessary adjustment to this
DSAP Development Order. The design and engineering of Wildlight
Parkway shall be consistent with the cross-sections in DSAP Document
Figures 3.2.0, 3.2.1 and 3.2.3 attached hereto as Exhibit C and subject to
approval by the Developer.
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Blounts Branch Road. Upon the earlier of the complction of (i) the entire length of
Wildlight Parkway (from Chester Road to U.S. 17) as set forth herein or (ii) the CR
108 Connector as set forth herein, the Developer shall connect Pages Dairy Road with
Blounts Branch Road as generally depicted on Exhibit E-1. At the time of this
connection, the Developer shall construct or cause to be constructed a two (2) lanc
collector roadway from the connection with Pages Dairy Road to Wildlight Parkway
as development progresses within the DSAP adjacent to this roadway improvement as
generally depicted on Exhibit E-1 (“Blounts Branch Road™). In addition, the Developer
is responsible for obtaining or causing to be obtained approval from the County for a
traffic signal at the intersection of Blounts Branch Road and Pages Dairy Road and
designing and constructing (or causing to design and construct) such signal when
warranted by the County based on the Federal Highway Administration MUTCD. The
Blounts Branch Road improvement is not an ENCPA Mobility Network improvement
and the Developer shall not be allowed to receive mobility fcc credits or reimbursement

as provided for in the Mobility Fee Agreement for this transportation improvement.

Intersection Coordination. The SR 200 and Felmor Road. SR 200 and Chester Road
and Pages Dairy and Chester Road intersections shall be analyzed within the TIAs
submitted for any DSAP PDP that provides access only to Chester Road via the portion
of Wildlight Parkway described as Segments 1A-1D in this Development Condition
(“Intersections PDP™). The Intersections (defined below) shall be analyzed within the
Intersections PDP(s) TIA until such time as two (2) lanes ot Wildlight Parkway from
US 17 to Chester Road, which consists of Segments 1C, 1D, 2A, 2C, and 3A as
previously identitied in this DSAP Development Condition. are completed. If the
TIA(s) for the Intersections PDP(s) require any interim mitigation, it shall be identified
in the applicable Intersections PDP and the Developer is responsible for obtaining or
causing to be obtained approval from (i) FDOT for modifications to the traffic signal
at the intersection of SR 200 and Felmor Road:; (ii) FDOT for intersection
improvements (e.g. traffic signal timing, slip lane, and other similar improvements) at
the intersection of State Road 200 and Chester Road; and (iii) the County for
modifications to the traffic signal at the Pages Dairy and Chester Road intersection

(collectively, the “Intersections”). The Developer will begin the approval process set
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forth herein at the time a TIA submitted for any Intersections PDP(s) within the DSAP
recommends traffic signal modifications (e.g., signal retiming and other similar
modification) as to (i) or (iii) above or intersection improvements as to (ii) above at the
applicable Intersections and said TIA will provide the specific modification(s) and/or
improvements (if any) recommended and the required timing of those modifications
and/or improvements. Upon approval by FDOT and/or the County (as applicable) of
(1), (i1) and/or (iii), the Developer will construct or cause to be constructed the
recommended modification(s) and/or improvement(s) at the applicable Intersections
when required pursuant to the timing identified in the TIA. The Developer shall be
entitled to ENCPA mobility fee credits or reimbursement for any modifications or
improvements required to be made to the Intersections consistent with the Mobility Fee

Agreement.
Transit.

1. The Developer shall coordinate with the County to set aside right-of-way
or other land within the DSAP for bus stops. The conceptual location of
any bus stop site within the DSAP will be provided in the applicable PDP.
The final location of any bus stop site shall be finalized by the Developer

as part of review by the County of the applicable site engineering plan.

ii.  The Developer shall coordinate with the County to set aside land within
the portion of the northern TOD overlay located on the east side of U.S. 17
within the Property as generally depicted on Exhibit G for a pedestrian
overpass over U.S. 17 that connects the east and west sides of U.S. 17 (the
*Overpass”). The purpose of the Overpass is to facilitate safe pedestrian
access to a future commuter rail station proposed on the west side of U.S.
17 in the TOD overlay area not currently subject to a detailed specific area
plan. The final Overpass location shall be determined by the County and
the Developer as part of the review of site engineering plan that includes
the Overpass. The Developer is not responsible for funding, constructing

or maintaining the Overpass.
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r. Golf Carts and Low Speed Vehicles.

1. Golf Carts. Golf carts may be authorized by the County on public
roadways, trails and pathways within the DSAP in accordance with Section
316.212, Florida Statutes, Code of Ordinances Section 18-10 and this
DSAP Development Order. Golf carts are allowed within private
roadways, trails and/or pathways within the DSAP and the owner of said
areas will be responsible for creating golf cart operation requirements

consistent with state law.

1.  Low Speed Vehicles. Low speed vehicles are allowed on streets within the

DSAP consistent with state law, including Section 316.2122, Florida

Statutes.

s. Access Classification. The access classification for each ENCPA Mobility Network

improvement (or portion thereof) required as a condition of DSAP development shall
be per the FDOT Access Classification 07 standards, except for Wildlight Parkway.
The access classification of Wildlight Parkway shall be per the FDOT Access
Classification 05 (as to the 4-lane portions of this improvement) and 06 standards (as
to the 2-lane portions of this improvement), except that the portion of this road within
% mile of any Village Center shall be constructed per the FDOT Access Classification
07 standard.

t. Mobility Fee Credits. The Developer is entitled to mobility fee credits and/or

reimbursement for the ENCPA Mobility Network improvements set forth in this DSAP
Development Order pursuant to the Mobility Fee Agreement, except as provided for in

Development Conditions 7(n) and (0).

8. Trails. In order to promote altenative forms of transportation, reduce vehicle miles
traveled and provide a connected system of public parks, schools and development arcas,

a system of trails and’or pathways will be provided within the DSAP.

a. Mobility Trail Network: The DSAP ENCPA Mobility Network roadway improvements

for Wildlight Parkway. CR 108 Connector, Central Connector, Chester Road, portions

00471841.14
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of U.S. 17 and Resort Road set forth in Development Condition 7 above shall include
a minimum ten (10) foot wide multi-use trail or pathway within or adjacent to the right-
of-way as generally depicted on Exhibit F (the “Mobility Trail Network™). The
Mobility Trail Network shall be located on one (1) side of each roadway improvement
or portion thereof and on the other side of the roadway or portion thereof a minimum
six (6) foot wide sidewalk constructed within or adjacent to the right-of-way will be
provided, except that the U.S. 17 improvement shall not require a sidewalk. The
Mobility Trail Network, including any applicable sidewalk or pedestrian multi-use
path, will be dedicated to the County for ownership and maintenance with construction
and dedication consistent with the applicable roadway improvement or segment thereof
as set forth in Development Condition 7. If any portion of the Mobility Trail Network
is intended to serve as circulation for golf carts, then the trail or pathway shall be a
minimum of twelve (12) feet wide with an eight (8) foot wide pedestrian multi-use path
(instead of a sidewalk) on the other side of the roadway. All Mobility Network Trails
will be constructed with such material as described on DSAP Document Page 17 under

the “Path Trail Materials™ section.

In addition to the Mobility Trail Network, multi-use trails (including golf cart paths),
pathways, or similar other trails or pathways within the Property not associated with a
DSAP ENCPA Mobility Network roadway improvement may be provided or cause to
be provided by the Developer (“Mobility Network Non-Roadway Trails”). The County
Planning Director and the Developer will coordinate to identify the general location
and ownership of the Mobility Network Non-Roadway Trails or portion thereof at the
time of the applicable PDP submittal. Such trails will be constructed in stages or phases
consistent with the timing of development of the surrounding DSAP development
parcel(s) and constructed with such material as described on DSAP Document page 17
under the “*Path Trail Materials” section. The Mobility Network Non-Roadway Trails
(or portion thereof) to be owned by the County will be dedicated to the County for
ownership and maintenance at the time of submittal of the applicable as-built survey to

the County.
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The Developer is entitled to mobility fee credits and/or reimbursement for the Mobility
Trail Network and Mobility Network Non-Roadway Trails that are accepted by the

County for ownership and maintenance consistent with the Mobility Fee Agreement.

b. Additional Trails/Paths: In addition to the Mobility Trail Network and Mobility

Network Non-Roadway Trails, additional multi-use trails, bicycle paths, pedestrian
walkways and other similar areas may be provided throughout the DSAP (the
“Additional Trails/Paths™). The Additional Trails/Paths may allow golf carts to traverse
such area(s) and may incorporate bike course(s), equestrian paths and similar other
trail/pathway uses. Any portion of the Additional Trails/Paths that traverse the CHN
shall comply with the CHN requirements set forth herein and in Comprehensive Plan
Policy FL.13.07(A). Identification of the Additional Trails/Paths locations, type, uses
and the appropriate width and length shall occur at the time of site engineering plan
approval of the applicable trail/path. Such trails will be constructed in stages or phases
consistent with the timing of development of the surrounding DSAP development
parcel(s). A homeowners association, property owners association, a unit of special
purpose government or similar entity shall maintain the Additional Trails/Paths. The
Additional Trails/Paths may satisfy, upon review and approval of the County, the
common open space requirements in Comprehensive Plan Policy FL.13.15 and the
neighborhood park access standards provided for in the County Park Regulations
(defined in Development Condition 16). Satisfaction of the common open space or
neighborhood park standards by the Additional Trails/Paths (or portion thereof) will be
determined on a case-by-case basis by the Planning Director at the time of the

applicable site engineering plan submittal.

9. Green Ribbon Overlay.

a. As a condition of DSAP development, an overlay shall be implemented within the
Property to provide public access to the St. Marys River and activate an cast-west
corridor within the Property as generally depicted on Exhibit F (the “Green Ribbon
Overlay”). The Green Ribbon Overlay will consist of a corridor averaging one hundred
(100) feet in width and with a minimum of fifty (50) feet in width. The Green Ribbon

00471841.14
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Overlay, including the Green Ribbon Trail (defined below), shall be accessible to the

general public and open from 6 am to 10 pm, 365 days per year.

The Developer will notify or cause to be notified the County Planning Director of any
temporary use/event (e.g., charity event, race, etc.) or maintenance that may
temporarily restrict general public access to portions of the Green Ribbon Trail (defined
below) for periods of up to forty-eight (48) hours, but no more than twice in any thirty
(30) day period. The notification will be in writing, provided at least fourteen (14) days
in advance and describe the temporary use/event or maintenance, the location of the
temporary closure and the date and time the temporary closure will commence and end
("Notification”). In the event that portions of the Green Ribbon Trail will be
temporarily closed to the general public for a temporary use/event or maintenance for
more than forty-cight (48) hours or if a temporary closure is less than forth-eight (48)
hours, but is anticipated to occur more than twice in any thirty (30) day period, the
Developer will submit Notification and the County Planning Director (at his/her sole
discretion) will approve or deny the temporary restriction within seven (7) days of

Notification submittal.

Notwithstanding anything contained herein to the contrary, the Developer may
temporarily close to the general public portions of the Green Ribbon Trail for
infrastructure updates and repairs or in case of an emergency (e.g., hurricane). The
Developer will provide the County Planning Director with written notice of these types
of temporary closure as soon as possible and the anticipated time period, location and
reason for the temporary closure, provided that the Developer may temporarily close
the Green Ribbon Trail or portions thercof prior to obtaining the County Planning
Director’s approval in the case of an emergency. The County Planning Director (at
his/her sole discretion) will approve or deny the temporary closure within seven (7)

days of the written notification.

The uses allowed within the Green Ribbon Overlay will consist of those nonresidential
uses allowed within the underlying ENCPA Land Use Sub-Category (e.g., RN, CHN,

etc.). In addition to the above uses, the Green Ribbon Overlay may also consist of
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pavilions, trails, pathways, trailheads, concessions, restaurant, retail, amenity (e.g.,
pool clubhouse, etc.), bathrooms, parking, temporary uses (e.g., festivals, outdoor
gatherings, farmers market, weddings, etc.), open space, parks and recreation, golf cart
paths, e-bike areas, agriculture/silviculture, ecotourism (e.g., camping) and any other
similar nonresidential use. Portions of this overlay may include the St. Marys
Greenway (as defined below) and any uses shall be consistent with Development

Condition 10, including County Comprehensive Plan Policy FL.13.09.

Public access points to the Green Ribbon Overlay will be provided by trailheads in the
locations generally depicted on Exhibit F with the trailheads connecting to a minimum
ten (10) foot wide trail or pathway within the overlay (the “Green Ribbon Trail™). Each
trailhead shall contain ten (10) public parking spaces, one of which must meet state and
federal accessibility standards, for users of the Grecn Ribbon Overlay. The trailhead
identified as “T2" on Exhibit F shall be accessible for vehicular and pedestrian traffic
from Roses Bluff Road. The Developer will construct or cause to be constructed the
Green Ribbon Trail and any associated trailhead, except that the County shall be
responsible for any construction of the Green Ribbon Trail and any associated trailhead
located within any of the Park Lands as defined and set forth in Development Condition
16. The Green Ribbon Trail and any associated trailhead shall be constructed with the
material described on DSAP Document page 17 under the ““Path Trail Materials™
section. The intent of the Developer and the County is to provide for public access to
the Green Ribbon Overlay, including the Green Ribbon Trail, to the maximum extent
possible. Closure to the public of the Green Ribbon Overlay or portion thereof for
activation purposes is permitted, subject to the appropriate notification for any
temporary closure of the Green Ribbon Trail as set forth above. The general public
shall not be charged a fee, be required to obtain a membership, or be subject to any
similar stipulation in order to access the Green Ribbon Overlay (including the Green
Ribbon Trail), except that fees may be assessed for any activation of the Green Ribbon

Overlay (e.g., concessions, bike rental, nature tour, pool, etc.).

The Green Ribbon Overlay (including the Green Ribbon Trail) or portion thereof

location and uses will be conceptually described in the applicable PDP and shall be
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finalized as part of the applicable site engineering plan submittal. Development of the
Green Ribbon Overlay and Green Ribbon Trail will occur in stages or phases consistent
with the timing of development of surrounding DSAP development parcels. The Green
Ribbon Overlay will be owned and maintained by a unit of special purpose government

(e.g., Stewardship District) or other similar entity.

The Green Ribbon Overlay may be used to satisfy portions of the common open space
requirements in Comprehensive Plan Policy FL.13.15, and/or the level of service
standards for ncighborhood parks as provided for in Development Condition 16(b)
consistent with the applicable County Park Regulations (defined below) governing

neighborhood parks.

In the event that the County obtains public vehicular and pedestrian access from outside
the Property and the access connects directly with the trailhead identified as “T3” on
Exhibit F, the County may (but is not obligated to) construct or cause to be constructed
at its expense said access and trailhead T3 and connect the trailhead to the Green
Ribbon Overlay. If access is not obtained by the County as provided for herein, then
no entity, including the Developer, is required to provide access and/or construct
trailhead T3. In no event is the Developer required to perform, construct, fund or

undertake any action related to this Development Condition 9(h).

10. St. Marys Greenway.

a.

00471841.14

As a condition of DSAP development and as provided in Comprehensive Plan Policy
FL.13.09. an enhanced buffer, averaging at least one hundred (100) feet in width and a
minimum of fifty (50) feet in width shall be provided within the Property as
conceptually depicted on Exhibit F (the “St. Marys Greenway™). The St. Marys
Greenway average and minimum widths shall be mcasured from the mean high water
line of the portion of the northem Property boundary it traverses. The purpose of the
St. Marys Greenway is to protect the view shed along this portion of the St. Marys

River and provide points of public access within this area of the Property.
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b.
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The St. Marys Greenway is the same as the “Greenway” set forth in Comprehensive
Plan Policy FL.13.09. Portions of the St. Marys Greenway will be located within the
Green Ribbon Overlay as generally depicted on Exhibit F. The St. Marys Greenway
will be developed consistent with Comprehensive Plan Policy FL.13.09 and this DSAP

Development Order.

The allowed uses within the St. Marys Greenway shall be limited to river access
facilities (e.g., dock, canoe launch, kayak launch), observation decks and walkways,
cducational or conservation centers, golf courses, walking trails and other passive
recreational uses. Golf course areas within the Greenway shall not be permitted within
the minimum required fifty (50) foot buffer area width. The St. Marys Greenway may
be located within portions of the CHN and if this occurs the uses within that portion of

the St. Marys Greenway shall be consistent with the CHN uses.

The St. Marys Greenway will be accessible to the general public and open from 6 am
to 10 pm, 365 days per year. The Developer will provide or cause to be provided
Notification (as defined in Development Condition 9(b) above) to the County Planning
Director of any temporary use/event (e.g., charity event, race, etc.) or maintenance that
may temporarily restrict general public access to portions of the St. Marys Greenway
for periods of up to forty-eight (48) hours, but no more than twice in any thirty (30)
day period. In the event that portions of the St. Marys Greenway will be temporarily
closed to the general public for a temporary use/event or maintenance for more than
forty-eight (48) hours or if a temporary closure is less than forty-eight (48) hours, but
is anticipated to occur more than twice in any thirty (30) day period, the Developer will
submit Notification and the County Planning Director (at his/her discretion) will
approve or deny the temporary restriction within seven (7) days of Notification

submittal.

Notwithstanding anything contained herein to the contrary, the Developer may
temporarily close to the general public portions of the St. Marys Greenway for
infrastructurc updates and rcpairs or in case of an emergency (e.g., hurricane). The

Developer will provide the County Planning Director with written notice of the
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temporary closure as soon as possible and the anticipated time period, location and
reason for the temporary closure, provided that the Developer may temporarily close
the St. Marys Greenway or portions thereot prior to obtaining the County Planning
Director’s approval in the case of an emergency. The County Planning Director (at
his/her sole discretion) will approve or deny the temporary closure within seven (7)

days of the written notification.

The St. Marys Greenway location, uses and public access points will be conceptually
located and/or described in the applicable PDP with final location and description
depicted on the applicable site engineering plan submittal to the County. Development
of the St. Marys Greenway within the DSAP will occur in stages or phases consistent
with the timing of development of the surrounding DSAP development parcel(s). The
St. Marys Greenway will be owned and maintained by a special purpose government

(e.g., Stewardship District) or other similar entity.

The intent of the Developer and the County is to provide for public access points to the
St. Marys Greenway to the maximum extent possible. The general public shall not be
charged a fee, be required to obtain a membership, or be subject to any similar
stipulation in order to access the St. Marys Greenway, except that fees may be assessed
for any activation of the St. Marys Greenway (e.g., concessions, bike rental, nature

tour, golf course, etc.).

11. Water.

a.

00471841.14

Central potable water within the DSAP will be provided by JEA in compliance with
Comprehensive Plan Policy FL.13.16. Notwithstanding this, area(s) of the Property
serving the Park Lands as provided in Development Condition 16, the Fire Station Sites
as provided for in Development Condition 17 and any other recreation amenities and
trailheads in which central potable water is not available may be served by temporary
potable services until central potable water service is available. The temporary supply

of potable water is subject to all applicable state and local permitting (e.g., JEA. FDEP).
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Distribution system(s) for nonpotable water (rcuse water, stormwater and/or surface
water) shall be installed concurrently with both residential and nonresidential
development within the Property. The nonpotable distribution system(s) for the
residential units and nonresidential square footage within the DSAP shall be developed
parallel to and concurrently with the potable water distribution system for utilization
when sufficient quantities of reuse water, stormwater and/or surface water are available
for irrigation. Notwithstanding the availability of reuse within the Property or
portion(s) thereof, reuse is not required to be utilized in situations in which reuse as an
irrigation source is either prohibited or inadvisable, as determined by JEA in
consultation with the Developer, in which case stormwater, surface water or potable
water may be used for irrigation. Potable water shall only be used to meet the irrigation
needs within the Property as a last resort if stormwater, surface water and/or reuse water
(unless prohibited or inadvisable as set forth herein) are insufficient or unavailable to

meet irrigation demands.

As a condition to development under this DSAP Development Order, water
conservation strategies will be incorporated into common areas of residential and
nonresidential DSAP development during site engineering plan approval for the
Property or portion thereof. At a minimum, water conservation strategies shall include
Florida Friendly landscaping. Examples of other potential water conservation strategies

may consist of the following:

i.  efficient irrigation systems that maximize coverage and minimize water

use;
ii.  limiting areas that receive irrigation:
ui.  rainfall shutoff devices:
iv.  smart irrigation controller systems;
v.  pressure regulation;

vi.  stormwater pond design:
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vil.  reuse water (as provided for herein):
viil.  prevent fertilizer within littoral zones of stormwater pond(s);
1X.  promoting or enhancing natural systems through the CHN; or

X.  other water saving methods approved by the County, SIRWMD or
FDEP.

The above examples will be reviewed and decided on by the Developer in
coordination with the Planning Director on a case-by-case basis within the
Property or portion thereof dependent upon the location, soil conditions and

specific objectives for the conditions encountered.

12. Wastewater. Central sanitary sewer within the DSAP will be provided by JEA in
compliance with Comprehensive Plan Policy FL.13.16. Notwithstanding this, area(s) of
the Property serving the Park Lands as provided in Development Condition 16, the Fire
Station Sites as provided for in Development Condition 17 and any other recreation
amenities and trailheads in which central sanitary sewer is not available may be served
by temporary sanitary sewer services until central sanitary sewer service is available. The
temporary supply of sanitary sewer is subject to all applicable state and local permitting

(e.g.. JEA, FDEP).

13. Solid Waste. The County shall ensure that minimum levels of service for solid waste
disposal are maintained pursuant to the minimum level of service standard established in
Nassau County Comprehensive Plan Policy SOL.01.01. At the time of vertical site
engineering plan submittal for any DSAP residential unit and/or nonresidential square
footage, the Decveloper shall provide or cause to be provided the data, including the
anticipated demand based on the projected residential units and/or nonresidential square
footage, to determine adequate capacity of the development subject to the site

engineering plan submittal.

14. Stormwater. Stormwater impacts and improvements will be determined and permitted

in accordance with SJRWMD and/or County design criteria. As to any County owned
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public facility lands (e.g., Park Lands as defined in Development Condition 16) within
this DSAP, the County may connect to an offsite master stormwater management system
for discharge or outfall purposes from the public facility lands (consistent with SIRWMD
and County design standards), but in no event is the Developer required to create offsite

rctention for such public facility lands.
15. Schools.

a. The Developer will mitigate or cause to be mitigated school impacts to the Nassau
County School District (*School District”) for the DSAP residential units developed
within the Property consistent with this Development Condition and the following (as
they may be amended): the 2008 Amended Interlocal Agreement for Public School
Facility Planning between the County, School Board of Nassau County and other local
governments; the Comprehensive Plan; Nassau County Comprehensive Impact Fec
Ordinance (“Impact Fee Ordinance”) as it relates to educational system impact fees;
and Sections 163.3180(6) and 163.31801, Florida Statutes, (collectively, the “School

Mitigation Regulations”).

b. The School District’s School Board approved the DSAP residential school mitigation
set forth in this Development Condition at its October 26. 2023. School Board meeting.

c. Inpartial satisfaction of the anticipated school impacts from the DSAP residential units
to be developed within the Property and the level of service standards in the School
Mitigation Regulations, the Developer shall convey or cause to be conveyed the
following lands consisting of developable acres (as defined below) within the Property
to the School District for five (5) potential school sites, as described below and
generally depicted on Exhibit G as S-1 through S-5 (“School Sites”) and provide or
cause the provision of Utilities and Access as defined and set forth below. The
dedication of land for each of the School Sites shall be subject to a conveyance
agreement between the Developer and the School District (“Conveyance Agreement’™).
The School District is responsible for any necessary applications, permits and
approvals for it to develop and construct any of the School Sites described herein. For

purposes of Development Conditions 15 and 16, “developable acres™ means uplands
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and those lands within the Property in which the Developer has obtained wetland

impact permits or caused to be permitted wetland impacts.

1il.

Within ninety (90) days from the DSAP Development Order Effective
Date and the expiration of all appeal periods or final resolution of any
appeal on the DSAP Development Order or at such later time as directed
in writing by the School District, the Developer shall dedicate or cause to
be dedicated to the School District land consisting of not less than 100
developable acres within the Property for a potential school site(s) located

adjacent to U.S. 17 as generally depicted on Exhibit G as S-3 and S-4.

Unless a later time for conveyance has been directed in writing by the
School District, at the earliest of either ninety (90) days from the approval
by the County of a PDP (subject to the expiration of all appeal periods or
final resolution of any appeal relating to the PDP) within this DSAP that
approves the 2.500™ residential unit within this DSAP, or upon site
engineering plan approval for the roadway segment within the Property
that provides access to the site boundary, the Developer shall dedicate or
cause to be dedicated to the School District land consisting of not less than
30 developable acres within the Property for a potential school site as

generally depicted on Exhibit G as S-1.

Unless a later time for conveyance has been directed in writing by the
School District, at the earlicst of either ninety (90) days from the approval
by the County of a PDP (subject to the expiration of all appeal periods or
final resolution of any appeal relating to the PDP) within this DSAP that
approves the 5,000" residential unit within this DSAP, or upon site
engineering plan approval for the roadway segment that provides access to
the site boundary, the Developer shall dedicate or cause to be dedicated to
the School District land consisting of not less than 30 developable acres
within the Property for a potential school site as generally depicted on

Exhibit G as S-2.
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iv.  Unless a later time for conveyance has been directed in writing by the
School District, at the earliest of either ninety (90) days from the approval
by the County of a PDP (subject to the expiration of all appeal periods or
final resolution of any appeal relating to the PDP) within this DSAP that
approves the 9,582" residential unit within this DSAP, or upon site
engineering plan approval for the roadway segment that provides access to
the site boundary, the Developer shall dedicate or cause to be dedicated to
the School District land consisting of not less than 30 developable acres
within the Property for a potential school site as generally depicted on

Exhibit G as S-5.

Water, sewer, electric, road access, and trails or pathways shall be provided or caused
to be provided by the Developer to the boundary of those properties on Exhibit G
labeled as School Sites S-1, S-2 and S-5 such that general contractors constructing each
of these potential School Sites need only connect to those facilities at the boundary of
each property. Additionally, if cable, telephone, and fiber optic cable for internet access
is being installed within the PDP where the School Site is located, then those utilities
shall also be provided or caused to be provided by the Developer to the boundary of
the applicable School Site such that general contractors constructing each of the
potential School Sites need only connect to those facilities at the boundary of each
property. Collectively, the water, sewer, electric, road access, and trails or pathways
and, if applicable as set forth in this Development Order, the cable, telephone, and fiber
optic cable shall be referred to as “Utilities and Access.” The School District (at its
expcnse) shall be responsible for connecting to the Utilities and Access and
development of them on each site. Given that the School Sites identified on Exhibit G
as S-3 and S-4 have direct access from U.S. 17, the School District (at its expense) shall
provide the Utilities and Access for these lands. All School Sites shall have primary
access from the internal DSAP roadway network. Under no circumstance shall the

County be responsible for providing Utilities and Access to any of the School Sites.

In the Conveyance Agreement for any of the School Sites and/or provision of Utilities

and Access by the Developer, the Devcloper and the School District will agree (i) on
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the final location of the applicable School Site, (ii) on the timing of the Developer
providing the Utilities and Access to School Sites S-1, S-2, and S-5, (iii) to the fair
market value of the School Sites being conveyed and the Utilities and Access being
provided consistent with the School Mitigation Regulations and this Development
Condition and (iv) the educational purposes (e.g. school, administrative offices) for
which the School Sites lands will be used. The School District will issue a letter or
other mutually agreed to document to the Developer and the County that sets forth said
value in (iii) above (“School Credit Letter”). The Developer may then use the value (or
portion thereof) in the School Credit Letter as a credit toward any school mitigation
necessitated by the DSAP residential units, including mitigation required to satisfy
school concurrency in a Proportionate Share Mitigation Agreement (defined below)
and credit toward educational system impact fees. For so long as credits in a School
Credit Letter are available, the Developer may use or issue a residential builder a
Voucher for some or all of the credits (““Voucher”). Upon submittal of a Voucher to the
County and/or School District, the entities will deduct the amount of the Voucher from
the School Credit Letter. The credits or value set forth in any School Credit Letter will

not expire until utilized.

With each plat or site engineering plan (as applicable) application submitted to the
County that includes DSAP residential units, the Developer will submit or cause to be
submitted a school impact analysis form (a’k/a school concurrency application(s)) to
the County for said units consistent with the procedures in the School Mitigation
Regulations then existing. To the extent the school impact analysis determines school
mitigation is required to satisfy public school concurrency mitigation for the DSAP
residential units undergoing County plat or site engineering plan review, the County,
the School District, and the Developer or a DSAP residential builder. as applicable,
will enter into a school proportionate share mitigation agreement consistent with the
School Mitigation Regulations existing at that time and this Development Condition
(“Proportionate Share Mitigation Agreement”). If additional school mitigation is
required above the conveyance of the School Sites and provision of the applicable
Utilities and Access to mitigate for DSAP residential units then the Proportionate Share

Agreement(s) will provide the type of mitigation (e.g., school construction or
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expansion, payment of proportionate share mitigation cost) to mitigate for the
applicable DSAP school impacts, the timing of the mitigation, whether any School

Credit Letter or Voucher will be applied to any mitigation, and other relevant matters.

In no event shall the Developer or a DSAP residential builder be required to mitigate
for school impacts in excess of the applicable DSAP residential impact as determined
by the School Mitigation Regulations existing at the time of submittal of a school
impact analysis form. Nothing in this Development Condition is intended to waive the
ability of the Developer to obtain educational system impact fee credits for any type of
school mitigation, including the School Sites land conveyances and provisions of
Utilities and Access; provided, however, that the Developer shall receive mobility fee
credits (or reimbursement) per the Mobility Fee Agreement and not credit for either
public school concurrency or educational system impact fees for any ENCPA Mobility

Network improvements providing Access to the identified School Sites.

The School District may change the type of school to be constructed on any of the
School Sites lands described herein. However, a change by the School District in the
type of school constructed shall not result in a modification to the DSAP Development
Order nor to the amount of developable acres by more than fifteen (15) developable
acres from that which is to be dedicated for the applicable School Site(s) as set forth
herein. If, after the dedication of the applicable School Sites land(s) by Developer, the
School District changes or modifies the type(s) of school(s) to be constructed, the
Developer is not required to provide any additional developable acres to the School
District as a result of the change nor modify the DSAP Development Order or

applicable Conveyance Agreement.

The School District may submit a written request to the Developer to dedicate or cause
to be dedicated any of the School Sites prior to the applicable conveyance due date set
forth herein. In such event. the Developer will dedicate the applicable School Site to
the School District provided the School District demonstrates in the written request that
funding for the applicable school improvements, including infrastructure and school

facilities, is identified as a funded project in the School District’s five-year Educational
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Plant Survey. The School District and the Developer will mutually agree in writing as
to the accelerated conveyance date in a Conveyance Agreement. The Developer is not
required to provide permanent Utilities and Access to the School Sites until the date set
forth in the applicable Conveyance Agreement and prior to this date the School District
(at its expense) is responsible for any temporary Utilities and Access and any other
items needed to temporarily provide public access to the applicable School Site. The
School District and the Developer must mutually agree in the applicable Conveyance
Agreement as to the location, design and construction of any temporary Utilities and

Access within this DSAP.

Provided the Developer satisfies or causes to be satisfied the conditions in this
Development Condition 15, no additional land dedication for School Sites is required

as a result of residential impacts from this DSAP.

The Developer shall receive educational system impact fee credits for any DSAP
school mitigation provided in accordance with a School Site Conveyance Agreement
or Proportionate Share Agreement, including, but not limited to the land dedication of
the School Sites, on a dollar-for-dollar basis at fair market value consistent with the
School Mitigation Regulations then existing and Development Condition 19. The
amount of the educational system impact fee credits shall be determined in accordance
with Code of Ordinances Chapter 34. Section 34-66 of the Impact Fec Ordinance and
Sections 163.3180 and 163.31801, Florida Statutes, then existing. It is the express
intent of the County, the School District and the Developer that any educational system
impact fees due as a result of residential development within the DSAP are to be
calculated at the time of building permit issuance for each applicable residential unit.
Nothing herein will prevent the County or the School District from raising, lowering

or eliminating the educational system impact fee.

The dedication of land as set forth hercin is a condition of development and based on
the assumption that none of the DSAP residential units are age restricted or housing for
older persons as defined in the School Mitigation Regulations and thereby exempt from

school concurrency and educational system impact fees. Notwithstanding this, nothing
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in this DSAP Development Order is intended to modify the existing law exempting age
restricted or housing for older persons communities from educational system impact
fees or school concurrency. No educational system impact fee or school concurrency
mitigation is owed under this DSAP Development Order as a result of constructing age
restricted or housing for older person communities within the DSAP. provided said
communities meet all requirements set forth in Florida Statutes, federal law and in the
applicable School Mitigation Regulations then in effect at the time a building permit is

issued.
16.  Recreation and Open Space.

a. Regional/Community Parks: As a condition of development, the Developer shall

dedicate or cause to be dedicated to the County not less than 533.50 developable acres
of regional and community park land. including land for up to ten (10) boat ramps, as
set forth in this Development Condition [ 6(a) and as generally depicted on Exhibit G
(the “Park Lands™). The dedication of the Park Lands will result in seven (7)
regional/community park sites within the Property and is consistent with and in
satisfaction of the County regional and community park land, including boat facility,
and level of service standards in the Comprehensive Plan and further detailed in the
Code of Ordinances, Nassau County Parks, Recreation and Open Space Master Plan
and Nassau County Parks Administrative Procedures and Design Manual (the “County
Park Regulations™). The land dedication for the boat ramps shall mitigate for all
residential ENCPA impacts to County boat ramp land. The County has determined that
the nature and extent of the proposed DSAP residential development requires the
dedication of the Park Lands to mitigatc impacts to the County regional and community
park system consistent with the County Park Regulations. The dedication of each of
the Park Lands or portion thereof shall be subject to a conveyance agreement between
the Developer and the County. Such agreement shall provide for (i) the final location
of the applicable Park Lands or portion thereof, (i) a requirement for a deed restriction
(of up to fifty (50) years from the Effective Date) restricting the dedicated lands to
regional and community park uses, as defined by the County and as may be amended
from time to time, or other similar type uscs (e.g. YMCA, Boys and Girls Club,

00471841.14
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community centers, ancillary park security/administration office and meeting space,

concessions, food trucks, festival and entertainment space and facilities, club/amenity

facilities, etc.), and (iii) any other relevant matters, including. but not limited to, utilities

and infrastructure for each of the Park Lands. Additionally, if cable, telephone, and

fiber optic cable for intemet access is being installed within a PDP where any of the

Park Lands are located, then those utilities shall also be provided or caused to be

provided by the Developer to the boundary of the applicable Park Lands such that

general contractors constructing each of the potential Park Lands need only connect to

those facilities at the boundary of each property.

L.

Pages Dairy Regional Park: The Developer shall dedicate or cause to be

dedicated to the County land within the Property for a public regional park
of not less than 156.9 developable acres, which acreage includes a pond
(a’k/a the Borrow Pit as defined below), generally located in the area
depicted on Exhibit G as P-1 (**Pages Dairy Regional Park™). In addition
to the Pages Dairy Regional Park acreage, not less than 12.7 acres of CHN
will be dedicated to the County (the "CHN Land™) creating a total

consolidated area of not less than 169.6 acres.

Not less than 87 developable acres of the Pages Dairy Regional Park shall
be dedicated to the County within one hundred and eighty (180) days of
the Effective Date of this DSAP Development Order (subject to the
expiration of all appeal periods or final resolution of any appeal relating to
the DSAP Development Order) or at such later time as directed in writing

by the County (“Westermn Regional Park Land™).

The remaining 69.9 developable acres of the Pages Dairy Regional Park.
which acreage includes a pond (a’k/a the Borrow Pit), and the CHN land
shall be dedicated to the County within one hundred and cighty (180) days
from the approval by the Board of a plat (as to single family and townhome
units) or County site engineering plan approval (as to multi-family units)

that in the aggregate approve the 2,000 residential unit within this DSAP
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or at such later time as directed in writing by the County (“Eastern

Regional Park Land™).

An active borrow pit is currently located within the Eastern Regional Park
Land (the “Borrow Pit"). The Borrow Pit will be operated consistent with
all applicable permits (including SJRWMD permits PDEX-089-135306-1,
135306-2 and 135306-3) and is a permitted use within the ENCPA and this
DSAP. Notwithstanding, in no instance shall the total surface area of the
Borrow Pit, after reclamation, exceed 39.5 acres as measured at the top of
bank. The conveyance agreement(s) for the Pages Dairy Regional Park or
any portion thereof shall provide an easement to the Developer for access
to and from the Borrow Pit area until the Eastern Regional Park Land is
dedicated to the County and maintenance standards for this access. The
conveyance agreement will also provide the reclamation requirements
associated with the Borrow Pit that must be met prior to the conveyance.
At a minimum, the side slopes of the Borrow Pit shall be at a 4:1 slope to
a point two (2) feet below the normal water level. The operation of the
Borrow Pit shall cease upon dedication of the Eastern Regional Park Land
to the County. The County intends to utilize the Borrow Pit as an

amenitized pond for recreation uses.

PDP 4 Community Park: The Developer shall dedicate or cause to be

dedicated to the County land within the Property for a public community
park of not less than 57.7 developable acres as generally located in the area
depicted on Exhibit G as P-2 (“PDP 4 Community Park™). Within one
hundred and eighty (180) days from approval by the County of the first
PDP (subject to the expiration of all appeal periods or final resolution of
any appeal relating to the PDP) in the DSAP with access from Chester
Road or at such a later time as directed in writing by the County, the
Developer shall dedicate, or cause to be dedicated. the PDP 4 Community
Park land to the County. Utilities and Access to serve the PDP 4

Community Park will be provided or caused to be provided by the
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1.

Developer within one hundred and eighty (180) days from the earliest of
(a) the approval by the Board of a plat (as to single family and townhome
units) or County site engineering plan approval (as to multi-family units)
that in the aggregate approve the 2,500" residential unit within the DSAP,
or, (b) the completion (as defined in Development Condition 7(b)) of
roadway Segment IC, or, (c) at such later time as directed in writing by the
County. Utilities and Access will be provided such that general contractors
constructing the park need only connect to the Utilities and Access at the
edge of the PDP 4 Community Park lands. The County shall be responsible
(at its expense) for connecting the Utilities and Access and development
of them on the PDP 4 Community Park land and any necessary
applications, permits or other approvals in order for it to develop and
construct the PDP 4 Community Park. The land conveyance to the County
shall extend, for the full northern width of the PDP 4 Community Park, in
the northeasterly direction to the property boundary of the ENCPA Sector
Plan. The County, at its expense, may provide access to the PDP 4

Community Park from outside the ENCPA.

Boat Ramp Park: Unless otherwise agreed to in writing by the County and

the Developer, within one hundred and eighty (180) days of the Effective
Date of this Development Order and upon the expiration of all appeal
periods or final rcsolution of any appeal of the DSAP Development Order,
the Developer shall dedicate or cause to be dedicated to the County not less
than ten (10) developable acres within the Property for the development by
the County of up to ten (10) public boat ramp lanes as generally located in
the area depicted on Exhibit G as P-6 (thc ““Boat Ramp Park™) along with
a sixty (60) foot wide temporary access easement to the Boat Ramp Park
from Crandall Road until permanent access is provided by the construction
of the Resort Road. Temporary, continuous access to the Boat Ramp Park
will be provided by the above temporary easement and by the County along
Crandall Road until permanent access is provided by the construction and

completion (as defined in Development Condition 7(b)) of roadway
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Segments 2A and 2B. Additionally, upon transfer of the Boat Ramp Park
to the County, the Developer shall ensure that any physical impediments
(e.g. gates) preventing vehicular access from the portion of Crandall Road
currently open to the general public to the Boat Ramp Park are removed

and none placed within the temporary access easement for its duration

“unless otherwise agreed to by the County and the Developer in the

conveyance agreement. The mitigation provided in this Development
Condition 16 for the boat ramp lanes is the sole ENCPA boat ramp lane

mitigation required by the County Park Regulations.

Permanent Utilities and Access to serve the Boat Ramp Park will be
provided or caused to be provided by the Developer within one hundred
and eighty (180) days from the earlier of (a) approval by the Board of a
plat (as to single family and townhome units) or County site engineering
plan approval (as to multi-family units) that in the aggregate approve the
5,000" residential unit within the DSAP, or, (b) the completion of
construction of roadway Segments 2A and 2B (as defined in Development
Condition 7(b)), or, (c) at such later time as directed in writing by the
County. Permanent Utilities and Access will be provided such that general
contractors constructing the park need only connect to the Ultilities and
Access at the edge of the Boat Ramp Park lands. The County shall be
responsible (at its expense) for connecting the Utilities and Access and
development of them on the Boat Ramp Park land and any necessary
applications, permits or other approvals in order for it to develop and

construct the Boat Ramp Park.

Regional Athletic Park: Developer shall dedicate or cause to be dedicated

to the County not less than 176.7 developable acres within the Property tor
a public regional park in the area generally depicted on Exhibit G as P-7
(the “Regional Athletic Park™). Dedication of the land from the Developer
to the County shall take place within one hundred and eighty (180) days

from the earlier of (a) approval of the first PDP in this DSAP with access
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from U.S. 17 (subject to the expiration of all appeal periods or final
resolution of any appeal relating to the PDP), or, (b) the completion of
construction of roadway Segment 2A (as defined in Development
Condition 7(b)), or, (c) at such later time as directed in writing by the
County. Utilities and Access to serve the Regional Athletic Park will be
provided or caused to be provided by the Developer within one hundred
and eighty (180) days from the earlier of (a) approval by the Board of a
plat (as to single family and townhome units) or County site engineering
plan approval (as to multi-family units) that in the aggregate approve the
6.000" residential unit within the DSAP, or, (b) the completion of
construction (as defined in Development Condition 7(b)) of roadway
Segment 2A, or, (c) at such later time as directed in writing by the County.
Utilities and Access will be provided such that general contractors
constructing the park need only connect to the Utilities and Access at the
edge of the Regional Athletic Park lands. The County shall be responsible
(at its expense) for connecting the Utilitics and Access and development
of them on the Regional Athletic Park land and any necessary applications,
permits or other approvals in order for it to develop and construct the
Regional Athletic Park. For the portion of the Regional Athletic Park
located northwest of the wetland that bifurcates the developable portion of
the Regional Athletic Park, the land conveyance to the County shall extend
for the full width of the portion of the Regional Athletic Park, to the
property boundary of the ENCPA Sector Plan. The County, at its expense,
may provide access to the Regional Athletic Park from outside the

ENCPA.

Riverfront Park: The Developer shall dedicate or cause to be dedicated to

the County not less than 30 developable acres within the Property for a
public regional/community park along the St. Marys River in the area
generally depicted on Exhibit G as P-5 (“Riverfront Park”). Dedication of
the land from the Developer to the County shall take place within one

hundred and eighty (180) days from the earlier of (a) County approval of a

Redline of DO ver 13 to 14 (11/8/23) 44



00471841.14

Vi.

PDP including the Riverfront Park or the Village Center located near the
Riverfront Park, or (b) County site engineering plan approval for roadway
Segment 2B. or (c) at such later time as directed in writing by the County.
Utilities and Access to serve the Riverfront Park will be provided or caused
to be provided by the Developer within one hundred and eighty (180) days
from the earliest of (i) approval by the Board of a plat (as to single family
and townhome units) or County site engineering plan approval (as to multi-
family units) that in the aggregate approve the 10.000" residential unit
within the DSAP, (ii) the completion of roadway Segment 2B (as defined
in Development Condition 7(b)) or (iii) at such later time as directed in
writing by the County. Utilities and Access will be provided such that
general contractors constructing the park need only connect to the Utilities
and Access at the edge of the Riverfront Park lands. The County shall be
responsible (at its expense) tor connecting the Utilities and Access and
development of them on the Riverfront Park land and any necessary
applications, permits or other approvals in order for it to develop and

construct the Riverfront Park.

Central Community Park: The Developer shall dedicate or cause to be

dedicated to the County not less than 30.5 developable acres within the
Property for a public community park in the area generally depicted on
Exhibit G as P-3 (“Central Community Park™). Dedication of the land
from the Developer to the County shall take place within one hundred and
cighty (180) days trom the earlier ot (a) County approval of a PDP
including the Central Community Park (subject to the expiration of all
appeal periods or final resolution of any appeal relating to the PDP) or the
lands adjacent to the Central Community Park, or (b) County site
engineering plan approval tor roadway Segment 3A, or (c) at such later
time as directed in writing by the County. Utilities and Access to serve the
Central Community Park will be provided or caused to be provided by the
Developer within one hundred and eighty (180) days from the earliest of

(i) approval by the Board of a plat (as to single family and townhome units)
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or County site engineering plan approval (as to multi-family units) that in
the aggregate approve the 11.000" residential unit within the DSAP, or (ii)
the completion of Segment 3A (as defined in Development Condition
7(b)). or (iii) at such later time as directed in writing by the County.
Utilities and Access will be provided such that general contractors
constructing the park need only connect to the Utilities and Access at the
edge of the Central Community Park lands. The County shall be
responsible (at its expense) for connecting the Utilities and Access and
development of them on the Central Community Park land and any
necessary applications, permits or other approvals in order for it to develop

and construct the Central Community Park.

US 17 Community Park: The Developer shall dedicate or cause to be

dedicated to the County not less than 71.7 developable acres within the
Property for a public community park in the area generally depicted on
Exhibit G as P-4 (“US 17 Community Park™). Dedication of the land from
the Developer to the County shall take place within one hundred and eighty
(180) days from the earlier of (a) County approval of a PDP including the
US 17 Community Park or the lands adjacent to the US 17 Community
Park (subject to the expiration of all appeal periods or final resolution of
any appeal relating to the PDP) or (b) County site engineering plan
approval for roadway Segment 4A, or (c) at such later time as directed in
writing by the County. Utilities and Access to serve the US 17 Community
Park will be provided or caused to be provided by the Developer within
one hundred and eighty (180) days from the earliest of (i) approval by the
Board ot a plat (as to single family and townhome units) or County site
engineering plan approval (as to multi-family units) that in the aggregate
approve the 12.500™ residential unit within the DSAP. (ii) the completion
of Segment 4A (as defined in Development Condition 7(b)) or (iii) or at
such later time as directed in writing by the County. Permanent Utilities
and Access will be provided such that general contractors constructing the

park need only connect to the Utilities and Access at the edge of the US 17
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Community Park lands. The County shall be responsible (at its expense)
for connecting the Utilities and Access and development of them on the
US 17 Community Park land and any necessary applications, permits or
other approvals in order for it to develop and construct the US 17

Community Park.

Regional/Community Park Acreage Mitigation Satisfaction: The regional

and community Park Lands dedications, including the Boat Ramp Park
lands, set forth in this Development Condition 16(a) are consistent with
and satisfy the County’s regional and community park requirements for the
DSAP residential impacts in the County Park Regulations with the
exception that payment will be due (to the extent in effect at the time of
residential building permit) for recreational facility impact tees per the
Impact Fee Ordinance (as may be amended and subject to any impact fee
credits). Provided thc Developer satisfies the conditions in this
Development Condition 16(a) as to regional and community parks. no
additional regional and community park mitigation is required as a result
of residential impacts from this DSAP as set forth in this DSAP
Development Order, except the payment of any park and recreational
facilities impact fees (to the extent in effect at the time of residential
building permit) per the Impact Fee Ordinance, as amended from time to

time, subject to any available impact fee credits.

Park and Recreational Facilities Impact Fee Credits: The County assesses

a parks and recreational facilitics impact fee per the County
Comprehensive Impact Fee Ordinance (Chapter 34 of the County
Ordinance Code). The impact fee is bifurcated into a park land impact fee
and recreational facilities impact fee. Developer shall receive park land
impact fee credits on a dollar-for-dollar basis for fair market value of the
regional and community Park Lands mitigation set forth herein. The timing
and amount of the park impact fee credits shall be determined in

accordance with the impact fce credit agreement(s) entered into between
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the Developer and the County for the Park Lands and Section 163.31801,
Florida Statutes, and Code of Ordinances Chapter 34. Section 34-86 of the
Impact Fee Ordinance, as amended. provided that the fair market value of
any land dedication shall be calculated as set forth below. Given that the
DSAP is a long-term project and the rapidly escalating property values and
inflation, the Developer and the County agree that the fair market value of
the Park Lands to be dedicated to the County per this Development
Condition is $60,000 per acre which valuation is similar to recently
approved land appraisals within this portion of the County. The total land
portion of the impact fee credit from the conveyance of the Park Lands to

the County shall not exceed $32,010,000.

x.  Park Conveyance Acceleration: The County may submit a written request

to the Developer to dedicate or cause to be dedicated any of the Park Lands
prior to the applicable conveyance due date set forth herein. In such event,
the Developer will dedicate the applicable Park Lands to the County
provided the County demonstrates in the written request that funding for
the applicable Park Lands improvements, including infrastructure and park
tacilities, is identified as a funded project in the County’s five-year Capital
Improvement Plan. The County and the Developer will mutually agree in
writing as to the accelerated conveyance date. The Developer is not
required to provide permanent Utilities and Access to the Park Lands until
the due dates set forth herein and prior to this date the County (at its
expense) is responsible for any temporary Utilities and Access and any
other items needed to temporarily provide public access to the applicable
Park Lands. The Developer and the County must mutually agree in the
applicable conveyance agreement as to the location, design and

construction of any temporary Utilities and Access within the DSAP.

b. Neighborhood Parks: The Developer shall provide or cause to be provided not less than

152.43 developable acres of neighborhood park land within the Property consistent

with and in satistaction of the County Park Regulations. This neighborhood park
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acreage will be developed in portions for multiple neighborhood parks within the
Property consistent with the County Park Regulations and may include the Additional
Trails/Paths. The Developer shall construct, or causc to be constructed the
neighborhood park facilities in accordance with the County Park Regulations. A
homeowners association, property owners association, unit of special purposc
government or similar entity shall own and maintain the neighborhood parks and/or
facilities. At the time of PDP submittal for any residential lands within the Property or
portion thereof, the PDP shall provide for the general location of any required
neighborhood park(s), the allowed uses, design guidelines and timing for development
of the applicable neighborhood park(s) and such items shall be consistent with the
neighborhood park County Park Regulations. The location and associated uses and
facilities of the neighborhood park lands shall be finalized in conjunction with the
review by the County of the applicable site engineering plan. Provided the Developer
satisfies or causcs to be satistied the conditions in this Development Condition 16(b),
no additional neighborhood park mitigation is required as a result of residential impacts

from this DSAP.

c. Common Open Space: Common open space will be provided within the DSAP and

may include neighborhood parks, the Additional Trails/Paths, trailheads, mews, plazas,
ponds, platted open space and/or greenspace and other uses consistent with the
Comprehensive Plan, Table 2.1 of the DSAP Document, and the underlying Land Use
Sub-Category and this DSAP Development Order. At the time of PDP submittal for the
Property or portion thereof, each PDP shall provide for the general location of any
common open space, the allowed uscs. design guidelines and timing for the common
open space. Common open space within the Property or portion thereof shall be
tinalized at the time of site engineering plan approval of adjacent DSAP development
areas. A homeowners association, property owners association, unit of special purpose

government or similar entity shall own and maintain the DSAP common open space.

17. Fire Rescue and Law Enforcement. As a condition of development, the Developer shall
dedicate or cause to be dedicated land within the Property for three (3) tire rescue station

sites, which may includec a law enforcement substation at cach site. Each land dedication
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shall be comprised of not less than four (4) developable acres and each site is generally
depicted on Exhibit G as “F” (“Fire Station Sites™). For purposes of this Development
Condition 17, “developable acres” means upland, dry, flat acreage with well drained soils
that are suitable for their intended purposes. Dedication of each of the Fire Station Sites
to the County shall occur at the earlier of one hundred and eighty (180) days from (i) the
County approving the applicable PDP containing the Fire Station Sites (subject to the
expiration of all appeal periods or final resolution of any appeal relating to the PDP), (ii)
site engineering plan approval for the roadway segment that provides access to the
applicable Fire Station Sites boundary or (iii) at such later time as directed in writing by
the County. The dedication of land for each of the Fire Station Sites shall be subject to a
conveyance agreement between the Developer and the County. Such agreement shall
provide for (a) the final location of each of the Firc Station Sites, (b) a requirement for a
deed restriction (of up to fifty (50) years from the Effective Date) restricting the Fire
Station Sites to a fire rescue station and law enforcement substation or other ancillary
public uses as defined by the County and as may be amended from time to time and (c)
any other relevant matters, including, but not limited to, utilities and infrastructure for

each of the Fire Station Sites.

The Developer shall receive fire rescue and/or law enforcement impact fee credits on a
dollar-for-dollar basis for the fair market value of the land for each of the Fire Station
Sites set forth herein. The amount and timing of the fire rescue and/or law enforcement
impact fee credits shall be determined in accordance with the impact fee credit
agreement(s) entered into between the Developer and the County for the Fire Station
Sites and Section 163.31801, Florida Statutes, and Code of Ordinances Chapter 34,
Section 34-86, of the Impact Fee Ordinance, as amended, provided that the fair market
value of any land dedication shall be calculated as sct forth below. Given that this DSAP
is a long-term project and the rapidly escalating property values and inflation, the
Developer and the County agree that the value of the Fire Station Sites to be conveyed to
the County per this Development Condition shall have a fair market value of $60,000 per
acre which valuation is similar to recently obtained land appraisals within this portion of
the County. The total Fire Station Sites impact fee credit from the conveyance of the Fire

Station Sites to the County shall not exceed $720,000.
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Utilities and Access shall be provided or caused to be provided by the Developer to the
boundary of each of the Fire Station Sites, such that general contractors constructing the
Fire Station Sites need only connect to the Utilities and Access at the edge of each of the
Fire Station Sites. Additionally, if cable, telephone, and fiber optic cable for intermet
access is being installed within a PDP where any of the Fire Station Sites are located,
then those utilities shall also be provided or caused to be provided by the Developer to
the boundary of the applicable Fire Station Sites such that general contractors
constructing each of the potential Fire Station Sites need only connect to those facilities
at the boundary of each property. The County (at its expense) shall be responsible for
connecting the Utilities and Access and development on each site. In addition, the County
is responsible for any necessary applications, permits or other approvals in order for it to

develop and construct any of the Fire Station Sites dedicated herein.

The Fire Station Sites land dedication set forth in this Development Condition satisfies
the County’s fire rescue and law enforcement mitigation requirements. Provided the
Developer satisfies or causes to be satisfied the conditions in this Development Condition
|7, no additional fire rescue and law enforcement mitigation is required as a result of
impacts from this DSAP (as set forth in this DSAP DO), except the payment of any fire
rescue impact fees and law enforcement impact fees per the Impact Fee Ordinance (as

amended from time to time), subject to any available impact fee credits.

18.  Culcural Resources. A Phase [ Cultural Resources Survey (“Survey”) shall be completed
and submitted with each DSAP PDP application. The Survey shall be of the property that
is subject to the PDP application (“PDP Property”) being submitted and shall be submitted
prior to land disturbance within the PDP Property. For purposes of this development
condition, the term *“land disturbance™ shall mean any manmade change of the surface of
the PDP Property that is performed in connection with development of the PDP Property
including removing vegetative cover that exposes the underlying soil, excavating, filling,
grading, grubbing, discing, blading, contouring, ripping, and root raking; provided,
however, *land disturbance” shall not include activities related to agriculture or
silviculture uses as set forth in DSAP Development Order Condition 23. Each Survey will

serve to identify any cultural resources located within the PDP Property. The results of
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each Survey will be submitted to the Florida State Historic Preservation Office (“SHPO™)
and will include any National Register of Historic Places (“NRHP”) eligibility
recommendations for each cultural resource encountered during the Survey. [f SHPO
determines a cultural resource is deemed ‘“eligible” for NRHP inclusion, the cultural
resourcc will be avoided or mitigated through consultation with SHPO. [f SHPO
determines there is “insufficient information’ about an identified cultural resource, SHPO
may require a Phase Il investigation to gather sufficient data to evaluate the cultural
resource's NRHP eligibility status. After land disturbance occurs within any portion of
the PDP Property and any previously unknown/unidentified cultural resource is
discovered, an investigation will be conducted and a determination will be made by SHPO
as to whether the newly discovered cultural resource is eligible for NRHP inclusion and,
if so, the cultural resource will either be avoided or mitigated through consultation with
SHPO. Cemeteries within the PDP Property shall be preserved onsite, will not be
disturbed, and access to such cemeteries will be provided in accordance with Florida law.
If any previously unknown cemetery is discovered on PDP Property, the Developer will
file appropriate documentation concemning the location and features of any such newly
discovered cemetery with the Florida Master Site File and with Nassau County and will
not object to Nassau County making such records available to the public and to interested
community stakeholders (e.g., the Gullah Geechee Cultural Community Trust, Inc., or
similar or successor entities). If unanticipated discoveries of human remains are made
during construction, the requirements in Section 872.05, Florida Statutes, and Chapter 1 A-

44, Florida Administrative Code will be followed.

19. Impact Fee Credits. Impact fee credits and mobility fee credits towards any present or
future impact fees or mobility fees that may be adopted by the County shall be provided
and administered in accordance with Section 163.31801. Florida Statutes, and any
applicable impact fee ordinance, as they may be amended, and as set forth herein. Nothing
herein will prevent the County from adopting new impact fees, or adjusting, raising.
lowering or eliminating any impact fees or mobility fees. Notwithstanding anything to the
contrary in this Development Condition 19, no impact fee credits or other similar credits
shall be allowed for the right-of-way associated with Wildlight Parkway consistent with

Development Condition 7(n).
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20. Intergovernmental Coordination. The County maintains a Regional Coordination
Element as a component of the Comprehensive Plan. The element contains goals,
objectives and policies ensuring coordination of planning efforts with adjacent counties
and cities, regional, state and federal agencies and entities that provide services but do not
have regulatory authority within the County. This includes, but is not limited to the FDOT,
the NEFTPO, FDEP, FWC, SIRWMD, the Northeast Florida Regional Council and JEA.

21. Projected Population for Planning Period. A long-term master plan or detailed specific
area plan adopted pursuant to Section 163.3245(3), Florida Statutes, is not required to
demonstrate need based upon projected population growth or on any other basis.
Notwithstanding this, the projected population within the DSAP for the short term (five-
year) planning period and for the long term (buildout) planning period are set forth in the

DSAP Document.

22. Monitoring Official. The County Planning Director or his/her designee shall be the local
official responsible for monitoring and enforcing the DSAP development for compliance
with this DSAP Development Order. On March | of even numbered years starting in 2026,
the Developer shall provide the County a biennial DSAP monitoring report. The report

shall include the following:

i. A listing of any changes made in the plan of development, phasing, or in
the representations containcd in the DSAP Development Order since the

Effective Date that occurred during the reporting period.

il. A description of any Use Type changes/conversions approved in
accordance with this DSAP Development Order that occurred during the

reporting period.

iii. A listing of any undecvecloped tracts of land, other than individual
residential units or lots, that have been sold to a third party purchaser, the
name of the purchascr, the location and size of the land and the amount of
development rights allocated to the purchaser with map(s) depicting the

land conveyed within the reporting period.
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iv.  The acreage of uplands and wetlands placed under recorded conservation

easements.

23. Agricultural and Silvicultural Uses. Consistent with Section 163.3245(9), Florida
Statutes, the adoption of the DSAP and this DSAP Development Order does not limit the
right to continue existing agricultural or silvicultural uses or other natural resource-based
operations or to establish similar new uses. These uses are allowed by right in the DSAP
and may include trails, boardwalks, hunting (including commercial hunting), shooting

range, educational programs, nature education, archery, etc.

24. Assignment. This DSAP Development Order is binding on the Developer only as a
condition to development of the Property (or portion thereof) owned by it and upon
assignment by the Developer of any of its interest(s) under this DSAP Development Order,
such assignor shall be fully and forever released from any DSAP Development Order
condition assigned to a successor, except as specifically provided for in this DSAP

Development Order.

25. Public Utilities. Public utilities or civic facilities (e.g., fire station, stormwater
management facilities, etc.) are allowed within any of the ENCPA Land Use Sub-

Categories.

26. Deeds. Any conveyance or dedication by the Developer required as a condition to

development under this DSAP Development Order shall be by special warranty deed.
27. Exhibits. Below is a listing of the Exhibits to this DSAP Development Order:
Exhibit A: the Property
Exhibit B: DSAP Master Land Use Plan
Exhibit C: DSAP Document
Exhibit D: DSAP 2 Use Type Equivalency Table

Exhibit E-1 — E-4: DSAP 2 ENCPA Mobility Transportation Improvements Maps
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Exhibit F: Greenway, Overlay & Trails Network Map
Exhibit G: Public Facilities Map

SECTION 3. PURPOSE AND INTENT

The purpose and intent of this Ordinance is to adopt a detailed specific area plan

development order in accordance with Section 163.3245, Florida Statutes.
Section 4. TITLE OF DSAP

The DSAP included within this Ordinance shall be entitled the East Nassau Community
Planning Area Detailed Specific Area Plan (DSAP) #2.

Section 5. LEGISLATIVE FINDINGS

l. The DSAP Document included in this Ordinance and this DSAP Development Order are
consistent with the goals, objectives, and policies and long term master plan for the

ENCPA contained in the Comprehensive Plan and LDC Article 27.

2. This Ordinance satisfies the requirement for adoption of a detailed specific area plan by

local development order as contemplated in Section 163.3245, Florida Statutes.

Section 6. ADOPTION OF DSAP

The DSAP Development Order is hereby adopted, and property owners within the DSAP
shall be entitled to apply for development approvals for individual projects consistent with the

DSAP Development Order as set forth herein.

Section 7. EFFECTIVE DATE

The Effective Date of this Ordinance is November 27 , 2023, which is the date of its

adoption by the Board (the “Effective Date™). However, if a petition is filed alleging that the
DSAP Development Order is not consistent with the Comprehensive Plan or with the long term
master plan or for any other reason, this Ordinance shall not be effective until completion of the
appeal process provided for in Section 163.3245(3)(e), Florida Statutes, or completion of any other

applicable appeal process.
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[The remainder of this page intentionally left blank.]

00471841.14
Redline of DO ver 13 to 14 (11/823) 56



Ordinance 2023-044

RENDITION

Within ten (10) days of the adoption of this DSAP Development Order, Nassau County
shall render a copy of this DSAP Development Order with all attachments, certified as complete
and accurate, by certified mail, return receipt requested, to the Florida Department of Commerce,

Division of Community Development, and the Applicant.

PASSED AND ENACTED BY THE BOARD OF COUNTY COMMISSIONERS OF
NASSAU COUNTY, FLORIDA, THIS 27th DAY OF _November , 2023.

BOARD OF COUNTY COMMISSIONERS
NASSAU COUNTY, FLORIDA

7 Klynt A. Farmer

Its: Chairman

APPROVED AS TO FORM BY THE
NASSAU COUNTY ATTORNEY:

Denise C. May U "
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FLORIDA DEPARTMENT 0f STATE

RON DESANTIS CORD BYRD
Governor Secretary of State

November 30, 2023

Honorable John A. Crawford
Clerk of the Circuit Court
Nassau County

76347 Veteran’s Way, Suite 456
Yulee, Florida 32097

Attention: Heather Nazworth

Dear Honorable John Crawford:

Pursuant to the provisions of Section 125.66, Florida Statutes, this will acknowledge receipt of your
electronic copy of Nassau County Ordinance No. 2023-044, which was filed in this office on November 30,

2023.

Sincerely,

Anya Owens
Administrative Code and Register Director

ACO/wlh

R. A. Gray Building ¢ S00 South Bronough Street e Tallahassee, Florida 32399-0250
Telephone: (850) 245-6270



Heather Nazworth
e R e e e .

From: Municode Ords Admin <MunicodeOrds@civicplus.com>

Sent: Thursday, November 30, 2023 5:51 PM

To: Heather Nazworth

Subject: *EXTERNAL*: RE: Nassau County, FL Code of Ordinances - 2023(11325) OrdBank

This email originated from outside of the organization. Do not click links or open attachments unless you recognize
the sender and know the content is safe.

We have received your files.
Thank you and have a nice day,

Ords Administrator ¢ CivicPlus
MunicodeOrds@civicplus.com
1-800-262-2633

P.O. Box 2235

Tallahassee, FL 32316

When available, please send all documents in WORD format to MunicodeOrds@civicplus.com. However, if
WORD format is not available, we welcome any document format including PDF.

ems (she/her/hers)
civicplus.com

cp CIVI C PLU S Powering and Empowering Local Governments

From: Heather Nazworth <hnazworth@nassauclerk.com>

Sent: Thursday, November 30, 2023 10:15 AM

To: Municode Ords Admin <MunicodeOrds@civicplus.com>
Subject: Nassau County Ordinances 2023-043, 044, 045, and 046.

Gentlemen:

Enclosed please find a certified copy of Ordinance Nos. 2023-043, 2023-
044, 2023-045, and 2023-046 adopted by the Nassau County Board of County
Commissioners in Regular Session on November 27, 2023. Also, please provide
a confirmation email.

Please include these ordinances in the supplement. Thank you for your
assistance in this matter.



On behalf of John A. Crawford, Ex-Officio Clerk

Heather Nazworth

Chief Deputy Clerk Services/BOCC/VAB

Nassau County Clerk of the Circuit Court/Comptroller
76347 Veterans Way, Ste. 456

Yulee, FL. 32097

Direct (904)548-4666

Toll Free (800) 958-3496

Fax (904) 548-4508

Email: hnazworth@nassauclerk.com
Website: www.nassauclerk.com

Under Florida law, e-mail addresses are public records. If you do not want your e-mail address released
in response to a public records request, please do not send electronic mail to this entity. Instead, please
contact this office by phone or in writing.






Heather Nazworth

Chief Deputy Clerk Services/BOCC/VAB

Nassau County Clerk of the Circuit Court/Comptroller
76347 Veterans Way, Ste. 456

Yulee, FL 32097

Direct (904)548-4666
Toll Free (800) 958-3496
Fax (gna) =4R-12nK
Email

Websi

Under Florida law, e-mail addresses are public records. If you do not want your e-mail address released
in response to a public records request, please do not send electronic mail to this entity. Instead, please
contact this office by phone or in writing.



Exhibit A
the Property



Description: A parcel of land, being a portion of Section 36 and the William Fox Grant, Section 38,
Township 4 North, Range 26 East, and being a portion of Sections 32 and 33, Township 4 North, Range
27 East, and being a portion of Section 1 and the Charles Seton Grant, Section 37 and the William Fox
Grant, Section 38 and the Heirs of E. Waterman Grant, Section 41, Township 3 North, Range 26 East, and
being a portion of the William Hobkirk Grant, Section 41 and the William Hobkirk Grant and Thomas
May Grant, Section 42 and the Thomas May Grant, Section 43, the Josiah Smith Grant, Section 44 and
the Eugenia Brant Grant, Section 45 and the S. Cashen Grant, Section 46 and the Spicer S. Christopher
Grant and J. Smith Grant, Section 47 and the Spicer S. Christopher Grant, Section 48 and the Charles
Seton Grant, Section 49 and the Heirs of E. Waterman Mill Grant, Section 50 and the John W. Lowe Mill
Grant, Section 51 and the John Wingate Grant, Section 53 and the W and J Lofton Grant, Section 54 and
the W and J Lofton Grant, Section 55, and the John Carr Grant, Section 56, Township 3 North, Range 27
East and being a portion of Section 37 and the John W. Lowe Mill Grant, Section 44, Township 3 North,
Range 28 East, all in Nassau County, Florida and being more particularly described as follows:

Begin at the intersection of the Northeasterly Right-of-Way line of U.S. Highway No. 17 (a 137.50 foot
Right-of-Way at this point) and the Easterly Right-of-Way line of Crandall Road (a 40 foot County
Maintained Right-of-Way); thence on said Northeasterly Right-of-Way line for the next 3 courses, thence
N 32°52'39" W, a distance 1680.52 feet; thence N 32°57'39" W, a distance 2740.76 feet; thence N
32°53'09" W, a distance 733.22 feet to the Southwest corner of those lands described in Official Record
Book 611, Page 651 of the Public Records of Nassau County, Florida; thence departing said Northeasterly
Right-of-Way line and on the Southerly line, Easterly line and Northerly line of said lands for the next 3
courses, N 57°06'51" E, a distance 415.00 feet; thence N 32°53'09" W, a distance 315.00 feet; thence S
57°06'51" W, a distance 415.00 feet to the Northwest corner of said lands said point also being on the
aforesaid Northeasterly Right-of-Way line of U.S. Highway No. 17; thence departing said Northerly line
and on said Northeasterly Right-of-Way line, N 32°53'09" W, a distance 4009.48 feet to the most
Southwesterly corner of those lands described in Official Record Book 44, Page 221 of said Public
Records; thence departing said Northeasterly Right-of-Way line and on the Southerly line, Westerly line,
Southerly line, Easterly line and on the Northwesterly prolongation thereof for the next 4 courses,
thence N 57°06'51" E, a distance 349.29 feet; thence S 32°53'09" E, a distance 735.00 feet; thence N
57°06'51" E, a distance 650.71 feet; thence N 32°53'09" W, a distance 1832.50 feet to the Northeasterly
corner of those lands described in Official Record Book 1415, Page 574 of said Public Records; thence
departing said Northwesterly prolongation line and on the Northerly line of said lands, S 57°06'51" W, a
distance 1000.00 feet to the Northwesterly corner of said lands said point also being on the aforesaid
Northeasterly Right-of-Way line of U.S. Highway No. 17; thence departing said Northerly line and on said
Northeasterly Right-of-Way line for the next 6 courses, N 32°53'09" W, a distance 693.03 feet; thence N
32°54'39" W, a distance 534.04 feet; thence N 33°01'13" E, a distance 164.28 feet; thence N 32°54'39"
W, a distance 695.00 feet; thence S 89°26'12" W, a distance 177.55 feet; thence N 32°54'39" W, a
distance 2036.94 feet to the Southeast corner of those lands described in Official Record Book 1641,
Page 1573 of said Public Records; thence departing said Northeasterly Right-of-Way line and on the
Easterly line and on Northerly lines of said lands for the next 3 courses, N 24°41'55" E, a distance
4517.43 feet; thence N 21°05'55" W, a distance 658.43 feet; thence N 65°17'21" W, a distance 1624.14
feet to a point on the Easterly limited Access Right of Way line of Interstate 95 (variable width limited
Access Right of Way); thence departing said Northerly line and on said Easterly limited Access Right of
Way line for the next 2 courses, N 24°42'34" E, a distance 690.82 feet; thence N 31°16'11" E, a distance
1059.18 feet to a point on the Mean High Water Line of the St. Mary's River said point being referred to



as reference point "A"; thence departing said Easterly limited Access Right of Way line and on said Mean
High Water Line, Southeasterly, a distance of 2951 feet more or less to a point on the Easterly line of the
William Fox Grant, Section 38, Township 4 North, Range 26 East, Nassau County, Florida said point
having a tie line of, S 51°34'50" E, a distance of 2855.64 feet from said reference point "A"; thence
departing said Mean High Water Line and on said Easterly line, S 33°27'43" W, a distance 748.66 feet to
a point on the North line of the Charles Seton Grant, Section 37, Township 3 North, Range 26 East,
Nassau County, Florida; thence departing said Easterly line and on said North line, N 88°44'44" E, a
distance 513.75 feet to a point on the aforesaid Mean High Water Line of the St. Mary's River said point
being referred to as reference point "B"; thence departing said North line and on said Mean High Water
Line, Southeasterly, a distance of 5276 feet more or less to a point on said Mean High Water Line said
point being referred to as reference point "C" said point having a tie line of, S 36°30'52" E, a distance of
4828.26 feet from said reference point "B"; thence continue on said Mean High Water Line,
Northeasterly, a distance of 7051 feet more or less to a point on the South line of Section 32, Township
4 North, Range 27 East, Nassau County, Florida, said point also being on said Mean High Water Line said
point being referred to as reference point "D" said point having a tie line of, N 49°38'32" E, a distance of
6131.74 feet from said reference point "C"; thence continue on said Mean High Water Line,
Northeasterly a distance of 3218 feet more or less to a point on said Mean High Water Line said point
being referred to as reference point "E" said point having a tie line of, N 59°42'40" E, a distance of
3066.75 feet from said reference point "D"; thence continue on said Mean High Water Line,
Southeasterly and Northeasterly, a distance of 10,304 feet more or less to a point on said Mean High
Water Line said point being referred to as reference point "F" said point having a tie line of, S 86°49'56"
E, a distance of 6272.48 feet from said reference point "E"; thence continue on said Mean High Water
Line, Southeasterly and Northeasterly, a distance of 9016 feet more or less to a point on said Mean High
Water Line said point being referred to as reference point "G" said point having a tie line of, S 76°57'13"
E, a distance of 6753.01 feet from said reference point "F"; thence continue on said Mean High Water
Line, Southeasterly, a distance of 7683 feet more or less to the Northwest corner of those lands
described in Official Record Book 1043, Page 181 of said Public Records said point also being on said
Mean High Water Line said point having a tie line of, S 15°33'29" E, a distance of 5567.35 feet from said
reference point "G"; thence departing said Mean High Water Line and on the Westerly line and
Southerly line of said lands for the next 2 courses, S 02°30'20" E, a distance 677.00 feet; thence S
72°00'20" E, a distance 696.00 feet to the Southeast corner of said lands said point also being on the
Easterly line of the William Hobkirk Grant and Thomas May Grant, Section 42, Township 3 North, Range
27 East, Nassau County, Florida; thence departing said Southerly line and on said Easterly line, S
43°59'40" W, a distance 2341.20 feet to the Northwesterly corner of the William Hobkirk Grant, Section
41, Township 3 North, Range 27 East, Nassau County, Florida; thence departing said Easterly line and on
the Northerly line of said Section 41, S 46°58'42" E, a distance 3347.31 feet to the Northeasterly corner
of said Section 41 said point also being the most Northerly corner of the Heirs of E. Waterman Mill
Grant, Section 50, Township 3 North, Range 27 East, Nassau County, Florida; thence departing said
Northerly line and on said Northerly line of Section 50, S 46°45'09" E, a distance 3141.05 feet; thence
departing said Northerly line, S 43°07'50" W, a distance 47.78 feet to a point on the Southerly Right of
Way line of Rose Bluff Road (66 foot Right of Way); thence on said Southerly Right of Way line, S
46°52'10" E, a distance 3672.22 feet to the Northwest corner of Creekside Unit | as recorded in Plat
Book 6, Page 320 of the Public Records of Nassau County, Florida; thence departing said Southerly Right
of Way line and on the Westerly line of said Creekside Unit I, S 43°56'29" W, a distance 922.51 feet to



the Southwest corner of said Creekside Unit |; thence departing said Westerly line and on the Southerly
of said Creekside Unit | and on the Southerly line of Creekside Unit Il as recorded in Plat Book 7, Pages
32 and 33 of said Public Records and on the Southerly line of those lands described in Official Record
Book 1699, Page 1781 of said Public Records, S 47°56'22" E, a distance 2923.03 feet to the Northwest
corner of said lands; thence departing said Southerly line and on the Northerly lines, Westerly lines,
South line and East line of said lands for the next 7 courses, S 44°21'01" W, a distance 248.94 feet;
thence S 88°38'46" W, a distance 550.24 feet; thence S 46°58'49" E, a distance 307.88 feet; thence N
88°37'03" E, a distance 237.76 feet; thence S 02°22'18" W, a distance 473.95 feet; thence S 88°16'36" E,
a distance 450.33 feet; thence N 01°36'34" E, a distance 711.99 feet to the Northeast corner of said
lands said point also being on the aforesaid Southerly line of those lands described in Official Record
Book 1699, Page 1781; thence departing said East line and on said Southerly line of those lands
described in Official Record Book 631, Page 31 of said Public Records, S 47°56'22" E, a distance 2961.43
feet to the Southeast corner of said lands; thence departing said Southerly line and on the Easterly line
of said lands, N 38°10'15" E, a distance 382.73 feet to a point on the Southerly County Maintained Right
of Way line of Lee Road said point being on a curve, concave Northwest, having of radius 85.46 feet and
a central angle of 28°44'32"; thence departing said Easterly line and on said Southerly County
Maintained Right of Way line and on the arc of said curve for the next 4 courses, a distance of 42.87 feet
said arc being subtended by a chord which bears N 69°54'46" E, a distance of 42.42 feet to the curves
end; thence N 53°02'00" E, a distance 40.64 feet to the beginning of a curve, concave Southeast, having
of radius 73.38 feet and a central angle of 36°59'17"; thence on the arc of said curve a distance of 47.37
feet said arc being subtended by a chord which bears N 75°22'46" E, a distance of 46.55 feet to the
curves end; thence S 71°13'20" E, a distance 279.61 feet to the Northwest corner of those lands
described in Official Record Book 631, Page 31 of the aforesaid Public Records; thence departing said
Southerly County Maintained Right of Way line and on the Westerly line of said lands and the Southerly
prolongation thereof, S 07°40'39" W, a distance 1608.34 feet to the Southwest corner of those lands
described in Official Record Book 802, Page 1281 of said Public Records; thence departing said Southerly
prolongation line and on the Southerly line of said lands, S 82°19'01" E, a distance 399.49 feet to a point
on the Westerly Right of Way line of Chester Road (Variable Width Right of Way); thence departing said
Southerly line and on said Westerly Right of Way line for the next 3 courses, S 07°40'57" W, a distance
21.94 feet; thence S 07°43'19" W, a distance 9134.66 feet; thence S 08°41'14" W, a distance 747.21 feet
to a point on the Northerly Right of Way line of Pages Dairy Road (100 foot Right of Way); thence
departing said Westerly Right of Way line and on said Northerly Right of Way line for the next 8 courses,
N 63°45'37" W, a distance 1908.42 feet to the beginning of a curve, concave Northeast, having a radius
of 1859.00 feet and a central angle of 13°19'52"; thence on the arc of said curve a distance of 432.54
feet said arc being subtended by a chord which bears N 57°05'41" W, a distance of 431.57 feet to the
curves end; thence N 50°25'45" W, a distance 1077.81 feet; thence N 51°29'02" W, a distance 1087.78
feet to the beginning of a curve, concave Southwest, having a radius of 5786.70 feet and a central angle
of 12°04'58"; thence on the arc of said curve a distance of 1220.33 feet said arc being subtended by a
chord which bears N 57°31'31" W, a distance of 1218.07 feet to the curves end; thence N 63°34'00" W, a
distance 549.97 feet to the beginning of a curve, concave Southwest, having a radius of 2914.79 feet and
a central angle of 11°37'45"; thence on the arc of said curve a distance of 591.61 feet said arc being
subtended by a chord which bears N 69°22'53" W, a distance of 590.59 feet to the curves end; thence N
75°11'45" W, a distance 386.35 feet to the Southeast corner of Page Hill Unit 1, as recorded in Plat Book
6, Pages 237 and 238 of the Public Records of Nassau County, Florida; thence on the Easterly line of said



Page Hill Unit 1 and on the Easterly line of Page Hill Unit 2, as recorded in Plat Book 6, Pages 318 and
319 of said Public Records and on the Easterly line of Page Hill Unit 3, as recorded in Plat Book 6, Pages
341 and 342 of said Public Records for the next 6 courses, thence N 15°14'52" E, a distance of 624.51
feet; thence N 31°18'20" E, a distance of 1600.42 feet; thence N 31°16'17" E, a distance of 1617.68 feet;
thence N 31°18'20" E, a distance of 77.25 feet; thence N 31°14'20" E, a distance of 712.26 feet; thence N
15°00'35" E, a distance of 1945.10 feet to the Northeast corner of said Page Hill Unit 3, as recorded in
Plat Book 6, Pages 341 and 342; thence departing said Easterly line and on the North line of said Page
Hill Unit 3, S 89°08'26" W, a distance 1948.04 feet to the Northwest corner of said Page Hill Unit 3;
thence departing said North line and on the Westerly line of said Page Hill Unit 3 and on the Westerly
line of the aforesaid Page Hill Unit 2 and on the Westerly line of Page Hill Unit 1 as recorded in Plat Book
6, Pages 237 and 238 of said Public Record and on the Westerly line of those lands described in Official
Record Book 1127, Page 877 of the Public Records of Nassau County, Florida for the next 5 courses, S
06°17'22" W, a distance 846.40 feet; thence S 15°13'56" W, a distance 1678.50 feet; thence S 15°14'27"
W, a distance 1129.83 feet; thence N 80°46'29" W, a distance 416.31 feet; thence S 15°10'34" W, a
distance 2205.85 feet to a point on the aforesaid Northerly Right of Way line of Pages Dairy Road;
thence departing said Westerly line and on said Northerly Right of Way line for the next 2 courses, N
76°11'45" W, a distance 824.27 feet to the beginning of a curve, concave Southerly, having a radius of
1004.93 feet and a central angle of 19°06'09"; thence on the arc of said curve a distance of 335.04 feet
said arc being subtended by a chord which bears N 85°44'50" W, a distance of 333.49 feet to the
Southeast corner of Yulee Hills as recorded in Plat Book 4, Page 31 of the aforesaid Public Records;
thence departing said Northerly Right of Way line and on the Easterly line of said Yulee Hills, N 4°55'07"
W, a distance 6150.59 feet to the Northeast corner of said Yulee Hills said point also being on the
Easterly line of the Heirs of E. Waterman Mill Grant, Section 50, Township 3 North, Range 27 East,
Nassau County, Florida. thence departing said Easterly line and on the Westerly line of Yulee Hills and
also being on said Easterly line of Section 50, S 43°57'08" W, a distance 6123.00 feet to the Southwest
corner of said Yulee Hills; thence departing said Westerly line and continuing on said Easterly line of
Section 50, S 43°54'03" W, a distance 4814.17 feet to a point on the North Right of Way line of Pages
Dairy Road (80 foot Right of Way) said point also being on a curve, concave Southeast, having of radius
449.26 feet and a central angle of 1°13'25"; thence departing said Easterly line and on said North Right
of Way line and on the arc of said curve a distance of 9.59 feet said arc being subtended by a chord
which bears S 75°39'19" W, a distance of 9.59 feet to a point on the North Right of Way line of Jefferson
Street (75 foot Right of Way) as shown on North Yulee as recorded in Plat Book 2, Page 26 of the
aforesaid Public Records; thence departing said North Right of Way line of Pages Dairy Road and on said
North Right of Way line of Jefferson Street, N 89°26'08" W, a distance 1639.13 feet to the Southeast
corner of those lands described in Official Record Book 325, Page 159 of said Public Records; thence
departing said North Right of Way line and on the Easterly line of said lands, N 28°15'16" W, a distance
2192.02 feet to the Northeast corner of said lands said point also being on the Easterly line of those
lands described in Official Record Book 1629, Page 1511 of said Public Records; thence departing said
Easterly line and on said Easterly line of those lands described in Official Record Book 1629, Page 1511
and on the Easterly line of those lands described in Official Record Book 1974, Page 625 of said Public
Records, N 44°18'02" E, a distance 1176.85 feet to the Northeast corner of said lands; thence departing
said Easterly line and on the Northerly line of said lands and the Northwesterly prolongation thereof, N
46°33'16" W, a distance 4615.27 feet to the Northeast corner of those lands described in Official Record
Book 1871, Page 1833 of said Public Records; thence departing said Northwesterly prolongation line, N



37°23'25" W, a distance 1233.89 feet; thence N 56°35'19" W, a distance 1550.05 feet to the Northeast
corner of those lands described in Official Record Book 762, Page 958 of said Public Records; thence on
the Northerly line of said lands and on the Northwesterly prolongation thereof, N 45°06'08" W, a
distance 2178.00 feet to the Northwest corner of those lands described in Official Record Book 590,
Page 920 of said Public Records; thence departing said Northwesterly prolongation line and on the
Westerly line of said lands, S 44°53'52" W, a distance 2046.00 feet to the Southwest corner of said lands;
thence departing said Westerly line and on the Southerly line of said lands and on the Southeasterly
prolongation thereof, S 45°06'08" E, a distance 822.96 feet to a point on the Westerly line of those lands
described in Official Record Book 1961, Page 1186 of said Public Records; thence departing said
Southeasterly prolongation line and on the Westerly line of said lands and the Southwesterly
prolongation thereof, S 50°46'31" W, a distance 417.39 feet to a point on the aforesaid Northeasterly
Right of Way line of U.S. Highway No. 17; thence departing said Southwesterly prolongation line and on
said Northeasterly Right of Way line for the next 3 courses, N 38°45'39" W, a distance 897.57 feet to the
beginning of a curve, concave Northeast, having a radius of 5629.65 feet and a central angle of 5°53'00";
thence on the arc of said curve a distance of 578.07 feet said arc being subtended by a chord which
bears N 35°49'09" W, a distance of 577.82 feet to the curves end; thence N 32°52'39" W, a distance
2569.25 feet to the Southeast corner of those lands described in Official Record Book 87, Page 429 of
the aforesaid Public Records; thence departing said Northeasterly Right of Way line and on the Easterly
line, Northerly line, and the Westerly line of said lands for the next 3 courses, N 57°07'21" E, a distance
208.70 feet; thence N 32°52'39" W, a distance 208.70 feet; thence S 57°07'21" W, a distance 208.70 feet
to a point on the aforesaid Northeasterly Right of Way line of U.S. Highway No. 17; thence departing
said Westerly line and on said Northeasterly Right of Way line, N 32°52'39" W, a distance 1163.92 feet
to the Southeast corner of those lands described in Official Record Book 756, Page 587 of the aforesaid
Public Records; thence departing said Northeasterly Right of Way line and on the Easterly line of said
lands, N 57°07'21" E, a distance 85.00 feet to the Southwest corner of those lands described in Official
Record Book 309, Page 673 of said Public Records; thence departing said Easterly line and on the
Southerly of said lands and on the Southeasterly prolongation thereof, S 54°09'58" E, a distance 1053.12
feet to the Southeast corner of those lands described in Official Record Book 1131, Page 1698 of said
Public Records; thence departing said Southeasterly prolongation line and on the Easterly line of said
lands and on the Northeasterly prolongation thereof, N 57°00'06" E, a distance 909.57 feet to the
Northeast corner of those lands described in Official Record Book 1171, Page 330 of said Public Records;
thence departing said Northeasterly prolongation line and on the Northerly line of said lands and on the
Northwesterly prolongation thereof, N 32°52'44" W, a distance 1651.85 feet to the Northwest corner of
those lands described in Official Record Book 725, Page 172 of said Public Records; thence departing
said Northwesterly prolongation line and on the Westerly line of said lands, S 46°25'51" W, a distance
1401.20 feet to the Point of Beginning.

Less and Except:
Crandall Road as being described below:
Crandall Road

A parcel of land, being a portion of Section 32, Township 4 North, Range 27 East, and being a portion of
the Spicer S. Christopher Grant and J. Smith Grant, Section 47, the Spicer S. Christopher Grant, Section



48 and the Heirs of E. Waterman Mill Grant, Section 50, all in Township 3 North, Range 27 East, Nassau
County, Florida and being more particularly described as follows:

Begin at the intersection of the Northeasterly Right-of-Way line of U.S. Highway No. 17 (a 137.50 foot
Right-of-Way at this point) and the Easterly Right-of-Way line of Crandall Road (a 40 foot County
Maintained Right-of-Way); thence on said Northeasterly Right-of-Way line, thence N 32°52'39" W, a
distance 40.71 feet to a point on the Westerly Right-of-Way line of said Crandall Road; thence departing
said Northeasterly Right-of-Way line and on said Westerly Right-of-Way line and on the Northerly Right-
of-Way line and the Easterly Right-of-Way line of said Crandall Road for the next 29 courses, N 46°25'51"
E, a distance of 481.84 feet; thence N 32°05'53" E, a distance of 2418.72 feet to the beginning of a curve,
concave Northwest, having a radius of 980.00 feet and a central angle of 20°18'59"; thence on the arc of
said curve a distance of 347.50 feet said arc being subtended by a chord which bears N 21°56'23" E, a
distance of 345.68 feet to the curves end; thence N 11°46'53" E, a distance of 3953.5 feet; thence N
13°38'05" E, a distance of 600.31 feet; thence N 15°36'12" E, a distance of 2912.08 feet; thence N
16°05'53" E, a distance of 2532.7 feet; thence N 17°11'45" E, a distance of 3439.63 feet; thence N
16°50'41" E, a distance of 1216.59 feet; thence N 13°33'13" E, a distance of 248.97 feet; thence N
05°39'41" E, a distance of 496.30 feet; thence N 11°34'20" E, a distance of 209.7 feet to the beginning of
a curve, concave Southeast, having a radius of 320.00 feet and a central angle of 28°06'20"; thence on
the arc of said curve a distance of 156.97 feet said arc being subtended by a chord which bears N
25°37'30" E, a distance of 155.40 feet to the curves end; thence N 39°40'40" E, a distance of 158.24 feet;
thence S 50°19'20" E, a distance of 40.00 feet; thence S 39°40'40" W, a distance of 158.24 feet to the
beginning of a curve, concave Southeast, having a radius of 280.00 feet and a central angle of 28°06'20";
thence on the arc of said curve a distance of 137.35 feet said arc being subtended by a chord which
bears S 25°37'30" W, a distance of 135.98 feet to the curves end; thence S 11°34'20" W, a distance of
207.64 feet; thence S 05°39'41" W, a distance of 496.99 feet; thence S 13°33'13" W, a distance of 252.88
feet; thence S 16°50'41" W, a distance of 1217.86 feet; thence S 17°11'45" W, a distance of 3439.37
feet; thence S 16°05'53" W, a distance of 2532.14 feet; thence S 15°36'12" W, a distance of 2911.22
feet; thence S 13°38'05" W, a distance of 598.98 feet; thence S 11°46'53" W, a distance of 3952.85 feet
to the beginning of a curve, concave Northwest, having a radius of 1020.00 feet and a central angle of
20°18'59"; thence on the arc of said curve a distance of 361.68 feet said arc being subtended by a chord
which bears S 21°56'23" W, a distance of 359.79 feet to the curves end; thence S 32°05'53" W, a
distance of 2423.75 feet; thence S 46°25'51" W, a distance of 494.42 feet to the Point of Beginning.

Less and Except:

Those lands described in Official Records Book 235, Page 149 and Official Records Book 609, Page 780 all
of the Public Records of Nassau County, Florida.
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" Introduction




Introduction

FIGURE 1.1 -

he Florida Low Country, is a region extending

from coastal South Carolina into Florida,
crossing the St. Marys River and tapering at the
Nassau River. In Nassau County, this region
includes the historic waterfront town of Fernandina
Beach along the Atlantic Ocean. The Florida
Low Country is a coastal landscape of estuaries
and tidal rivers that spread into marshes and
canopy trees, combining ecosystems and cultural
heritage. The East Nassau Community Planning
Area (ENCPA) captures the southern edge of the
Florida Low Country in the northeastern corner of
Nassau County.

Nassau County is in the northeast corner of
Florida, and is a gateway bisected by Interstate

95, US Highway 17 and State Road 200/A1A. The
regional transportation network connects Nassau
County, and particularly the ENCPA, within a 15
minute drive to Jacksonville International Airport, a
25 minute drive to downtown Jacksonville and a 25
minute drive to Amelia Island.

Connectivity to the region reflects the benefits
of geographic proximity to the metropolitan area.
With foresight, Rayonier (as the County'’s largest
landowner) worked with Nassau County to define

a financially feasible long-term plan for this area,
the ENCPA Sector Plan. (Figure 1.1)
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I ENCPA Sector Plan

he ENCPA Sector Plan is a long-term master plan addressing future

programmed growth of Nassau County, integrating land use with
mobility and recognizing the unique conditions and opportunities of the
property.

FIGURE 1.2 - ENCPA MASTER
LAND USE PLAN

In 2007, Nassau County began working with landowner Rayonier

to master plan the development of approximately 24,000 acres of
timberland located in eastern Nassau County. The result of which is the
East Nassau Community Planning Area, a State-approved Sector Plan
adopted in July 2011. A Sector Plan allows for large-scale planning that

recognizes the integral relationships between transportation, land use
and urban design.

I Long Term Master Plan

efined by Florida Statutes and adopted within the Nassau County

Comprehensive Plan, the Master Land Use Plan for the ENCPA is
the first stage of the land-use planning process and outlines the basic
patterns of development within the Sector Plan. The Plan is adopted into
the County’s 2030 Comprehensive Plan as Objective FL.13 and Policies
FL.13.01-17 in the Future Land Use Element and Future Land Use Map
Series Map FLUMS-6. Figure 1.2 displays the Master Land Use Plan
within the overall context of the ENCPA Sector Plan to demonstrate
connectivity and land use compatibility with the areas outside of the

Detailed Specific Area Plan (DSAP 2) boundary.
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FIGURE 1.3 - ENCPA - DSAP 2
MASTER LAND USE

PLAN

Minimum
Residential Units Nonresidential
Square Footage

Land Use
Sub-Category

Note: All proposed uses and acreages are approximate and conceptual and subject to change during planning and may be modified based on review and comments.
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I Detailed Specific Area Plan(DSAP)

he purpose of the DSAP is to apply the approved entitlement of the

Sector Plan and Long Term Master Plan to distinct areas. To date,
one Detailed Specific Area Plan has been adopted by Nassau County
(Employment Center - DSAP 1). DSAP 1 includes three planning areas:

Northern, Central and Southern. The Central Planning area is home to Guiding Principles

Wildlight - the core catalyst of the ENCPA Sector Plan which is entitled for

3,269 dwelling units and 6.2MSF of non-residential uses. Three Preliminary Work collaboratively to establish certainty for the County and Raydient for the
Development Plans (totaling 2,332 dwelling units and 3.2 MSF of non- continued build out of the ENCPA

residential uses) are actively under construction.
Provide a significant plan for implementing the Conservation Habitat Network

Detailed Specific Area Plans (e.g., DSAP 2) implement the Master Land Use (CHN) as well as the Green Ribbon Overlay

Plan. State law requires Detailed Specific Area Plans to be consistent with

the long-term master plan and include conditions and commitments that Create access to the St Marys River Ecosystem

achieve the following:

Design a smarter transportation network that creates an alternate corridor to

« Development or conservation of an area of at least 1,000 acres consistent SR200/A1A
with the long-term master plan
« Identification and analysis of the location, densities and intensities of Create an approach to parks and recreation that aligns with the County’s new
future land uses Level of Service and provides sites for varied forms of recreation within the
« |dentification and analysis of water resources and water supply ENCPA
development; transportation and other regionally significant public
facilities Create a holistic plan for school and other civic sites to provide better clarity
« Specific measures to ensure the protection, restoration and management for planning and implementation
of natural areas
« Guidelines addressing the urban form and the interrelationships of future From these guiding principles, the DSAP 2 boundary was defined as a portion of the
land uses Sector Plan east of US 17 and south of the St. Marys River - an area of approximately
« Specific procedures to facilitate intergovernmental coordination to 14,879 acres. DSAP 2 is within the path of growth defined by opportunities like
address extra-jurisdictional impacts existing commercial conveniences and utility availability. (Figure 1.4)

In 2021, Raydient LLC d/b/a, Raydient Places + Properties LLC with Nassau
County, defined a Framework for moving forward, developing guiding
principles that have become the foundation for the second Detailed Specific
Area Plan.
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FIGURE 1.4 - PATH OF GROWTH

The connection of Chester Road to US 17 is
vital as a hurricane evacuation route and to
provide access to internal public parks and
public schools and to activate the central
Village Center. Additionally, commercial land
uses at the US17/195 interchange and near
the Chester Road/SR 200 intersection are
now in place for commercial development
that will serve the DSAP residential area,
reduce vehicle miles travelled, and provide
for job creation. Non-residential uses are
crucial to the sustainability of this growing
community and development in these already
entitled locations can only be realized when
public facilities are available.
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Environmental Conditions

I ENCPA Environmental Summary

he ENCPA Sector Plan adopted the long-term master plan

and included components to identify and protect natural
resources. The natural resources were designated as part of
the Conservation Habitat Network (CHN), a specific land use
category on the long-term master plan (see Figure 1.3) with
specific policies within the Nassau County Comprehensive
Plan.

The primary goal of the ENCPA Master Plan is to promote
sustainable and efficient regional land uses. One of the guiding
principles includes the protection of natural resources through
the establishment of the Conservation Habitat Network

(CHN).

The CHN 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 (2) acre ENCPA. The CHN within the overall
ENCPA contains the majority (approximately 80%) of large,
connected wetland strands and a majority (approximately
80%) of the mapped 100-year floodplain. The protection of
large wetland strands and contiguous upland areas within the
CHN will provide long-term benefits for the aquatic, wetland
dependent, and terrestrial wildlife that currently utilize these
habitats. This will also ensure that conserved wetlands and
contiguous uplands will be protected in perpetuity.

(Figure 2.1)

Preserving this mix of wetlands and uplands within the
proposed CHN conservation corridors will provide a variety
of habitats needed by listed wildlife, connect major habitats
allowing indigenous wildlife to move across the property
without interference from proposed development, and
contribute to the long-term sustainability of the wildlife
communities.

The CHN is generally subject to the following guidelines
(consistent with F.S. 163.3245(3)(a)(6), and 163.3245(3)(b)
(7) and (8), and FLUE; Policy FL. 13.07(A)):

The CHN consists of natural waterbodies, wetlands, buffers and
uplands which will not be converted to development uses, but will
allow for a variety of passive and nature-oriented recreational uses
including but not limited to:

Table 2.1 CHN Recreational Uses

Canoeing/kayaking Boardwalks

Equestrian activities Playgrounds (limited tree clearing)

Walking/hiking Frisbee Golf (limited tree clearing)

Bicycle trails Outdoor learning areas

Archery/Hunting (including
commercial operations)

Wildlife viewing

Timber Management/Silviculture | Nature education

Camping Educational Programs

Low Impact Recreational
Development such as:

« Picnic Shelters

« Bathrooms

« Paved & Unpaved Trails

Picnicking

Recreational fishing ponds
Ropes course

Dog parks (limited tree clearing)

Policy FL.13.07(A):

A. Conservation and Habitat Network (CHN): The Conservation
and Habitat Network as depicted on Map FLUMS-6 (Master Land
Use Plan) is designed to provide viable environmental communities
that are sustained during and after development of the ENCPA.
The CHN consists of natural waterbodies, wetlands, buffers

and other uplands which will not be converted to development
uses, but will allow for a variety of passive and nature-oriented
recreational uses including, but not limited to, canoeing/kayaking,
equestrian activities, walking/hiking and bicycle trails as well as
timber management. The CHN contains the connected wetland

strands encompassing over 80% of the ENCPA wetlands; and
over 80% of the mapped 100 year floodplain. The CHN, as placed
under a conservation easement, may be used as mitigation areas
for state, Federal and local wetland permitting; and as protected
habitats to fulfill state and Federal protected species permitting
requirements.

1. CHN General Guidelines and Standards

The Conservation and Habitat Network shall 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 burns.

b. 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 extent practical.

c. 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.

d. 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.

DSAP 2| OCTOBER 23, 2023



e. The boundaries of the CHN are identified on Map DSAP 2 Area
FLUM-6. The boundaries of the CHN shall be formally I

established as conservation tracts or placed under ver 40% of the approximate 14,879 acres that ESSSRER%)L.}ION A
conservation easements pursuant to the following defines the boundary for DSAP 2 is designated as NETWORK (CHN)
criteria: Conservation Habitat Network (CHN). The CHN within

DSAP 2 not only includes wetlands but also a network of

i. the final boundary of wetland edges forming the adjacent and connected uplands.

CHN boundary shall be consistent with the limits of
the jurisdictional wetlands and associated buffers as
established in the applicable St. Johns River Water
Management District (SJRWMD) permits;

Breedlove, Dennis & Associates (BDA) developed a
complete natural resource analysis as part of the DSAP
2 evaluation process. The natural resource analysis is

ii. the final boundary of upland edges forming included as Appendix A to this document. It contains

the CHN boundary shall be established generally specific information that addresses wetlands and
consistent with the Map FLUM-6, recognizing that surface waters, natural resource management, ecological

minor adjustments may be warranted based on more ~ Communities, and protected wildlife and plant species.

or refined data and any boundary adjustments in

the upland area shall 1) continue to provide for an Wetlands
appropriate width given the functions of the CHN The extent of wetlands and surface waters within
in that particular location (i.e., wetlands species or DSAP2 are based on (1) areas approved on August 10,

habitat protection), the specific site conditions along 2010, through the Florida Department of Environmental
such boundary and the wildlife uses to be protected  protection (FDEP) Formal Wetland Determination (FD)
and 2) ensure that the integrity of the CHN as a Process (DEP File No. 45-282311- 002-FD); (2) areas
wildlife corridor and wetland and species habitat approved by SIRWMD under ERP No. 145638-1; (3)
protection area is r_wot materially and adversely areas that were field delineated and recorded with a
affected by alteration of such boundary; and GPS; and (4) areas that were photo-interpreted and will
be field delineated in accordance wtih the Florida unified
wetland delineation methodology (Chapter 62-340,
Florida Administrative Code [F.A.C.]) prior to permitting
with SIRWMD. The FD was reissued by FDEP to extend
the expiration date to January 19, 2026.

iii. boundary modifications meeting all of the
criteria described in FL.13.07.A shall be incorporated
into the CHN and the ENCPA Master Land Use Plan
upon issuance of the applicable SIRWMD permits
and shall be effective without the requirement for an
amendment to the FLUM, ENCPA FLUE policies or

Note: The CHN lines on this map and acreages are conceptual and subject to
change during planning and may be modified based on review and comments.

any other Comp Plan Elements defined in Chapter Uplands
163, F.S. The CHN also includes a network of uplands adjacent TABLE 2.2 CHN
to the wetlands that are depicted as Conservation

f. Silvicultural and agricultural activities allowed in on the ENCPA Master Plan. Uplands designated Conservation Habitat Network (CHN)
the Agricultural classification of the FLUE of the Comp as Conservation areas in the CHN will serve as a Wetland System 4,889
Plan, excluding residential land uses, shall continue to separation between jurisdictional wetlands and Upland Conservation 2,160
be allowed within the CHN. When the final boundaries developable tracts. Tbe ﬁnal boundari.es of wetlands Acreages estimated based on FDEP, SJRWMD Permits, photo-interpreted wetlands, field
of any portion of the CHN are established as described and upland buffers within the CHN will be formally delineated and land use categories.

above, a silvicultural management plan will be developed in  determined when an abutting development parcel
accordance with best management practices to protect the undergoes applicable permitting.
overall conservation objective of such portion of the CHN.
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Natural Resource Management

F.S. 163.3245(3)(b)(7) requires the “identification of specific measures to ensure the protection,
and as appropriate, restoration and management of lands”. Consistent with this requirement, CHN
areas will be included in one or more management plans that will be developed at the time of filing
an application with the County for a Preliminary Development Plan for the relevant CHN areas. The
specific management plan will take into consideration the type, location and ecological condition of
wetlands and other vegetative communities, as well as the needs of any listed species that occur on
the Property or portion thereof. The plan(s) will include details on preservation area management,
restoration area plans and management, and control of nuisance/exotic vegetation, and how to
incorporate passive recreational uses. The management plan(s) will be implemented upon issuance
of the SJIRWMD permit for specific development areas and recording of a conservation easement. In

accordance with F.S. 163.3245 and Comp Plan Policy FL. 13.07.A, wetlands within the Property that are

located within the approved CHN will be placed under conservation easements.

Protected Wildlife and Plant Species

State and federal databases were reviewed to determine the likelihood of occurrence for protected
wildlife and plant species that occur or are likely to occur within the Property and within Nassau
County. Statewide GIS databases (CLIP, FNAI, etc.) of known locations and potential habitat models
for rare and imperiled species were researched.

Upland and wetland communities were also evaluated during field studies in 2009, 2015, and 2021 to
determine the occurrence or likelihood of occurrence for protected wildlife and plant species within
the Property.

Of the likely species, potentially occupied (active and inactive) gopher tortoise burrows were noted
within the Property. A 100% gopher tortoise survey will be conducted in accordance with the FWC
gopher tortoise survey protocol prior to site work on the portion of the DSAP that is under review.
All gopher tortoises within a specific development area will be relocated prior to construction in
the applicable development area in accordance with FWC relocation permitting requirements and
guidelines, which will include an updated survey no more than 90 days prior to permit application.

Eastern indigo snakes have not been observed, however, they have the potential to occur based upon

the presence of a mix of habitats on and adjacent to DSAP2 and the presence of underground refugia

such as mammal and gopher tortoise burrows. Currently, the USFWS uses known observations of
eastern indigo snakes and a 1.7-mile radius (above the frostline) to assess probability of occurrence.
There are no known occurrences within 1.7 miles of the DSAP2. However, the Applicant will
implement the USFWS eastern indigo snake standard protection measures.

Atlantic sturgeon (Acipenser oxyrinchus) is listed as Endangered (E) by U.S. Fish and Wildlife
Service (USFWS) and FE by FWC. Atlantic sturgeon live in rivers and coastal waters from Canada
to Florida. Adult Atlantic sturgeon spawn in freshwater rivers. Larval Atlantic sturgeon drift down
river to brackish waters where they remain until sub-adulthood. Sub-adult Atlantic sturgeon move to
the sea, and ultimately return to their natal rivers to spawn when they reach adulthood. The USFWS
designated critical habitat for the Atlantic sturgeon as detailed in the Federal Register 2017-17207

(FR). The physical habitat features considered essential for this species include: hard bottomed
substrate in freshwater for spawning and development of early life stages; waters with a
salinity gradient with soft substrate; waters of appropriate depth without barriers to movement
from the mouth of the river to the spawning areas; and appropriate water quality conditions
especially regarding temperature and dissolved oxygen. A portion of the St. Marys River is
included in the critical habitat designation, which is adjacent to the DSAP 2 area. Per the FR,
the ordinary high water mark (OHWM) on each bank of the river and shorelines is the lateral
extent of the occupied critical habitat unit for the St. Marys River.

The portion of the river adjacent to DSAP 2 is tidally influenced; based on the mapped extent
of Mean Higher High Water (MHHW), the reach of tidal influence is over 27 miles west of
the mouth of the river. This indicates that the spawning grounds are not within the vicinity
of DSAP 2 since freshwater is required for spawning and early life stages. The portion of the
river near DSAP 2 likely meets the other physical features for the critical habitat designation.
However, given the topography of the bluffs along the river, the OHWM is well below the
elevation of DSAP 2. Any entity constructing structures (e.g., docks) within the river will
coordinate with USFWS and/or the National Marine Fisheries Service (NMFS). Based on this,
the likelihood of effects on the Atlantic sturgeon is low.

No protected plant species were observed during preliminary field studies within DSAP2.
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Mobility

I Sector Plan & Mobility I DSAP 2 Mobility Network

he long-term master plan established by statute is required to provide the general he following section provides an overview of the Transportation

location and identification of transportation facilities to serve the future land uses Impact Analysis included as Appendix B. The transportation mobility
in the long term master plan, including guidelines to optimize mobility. This is further improvements needed to mitigate transportation/ mobility impacts from the
refined by the DSAP to identify those transportation/mobility improvements necessary DSAP 2 mix of uses are set forth in the DSAP DO and generally depicted
to serve the land use program for the DSAP. on Figure 3.1. A leading component of the DSAP 2 Mobility network is

the creation of a smarter transportation network that realigns the east-

In 2013, Nassau County adopted the East Nassau Community Planning Area Proposed west corridor, connecting the Chester Road/SR200 activity center with the
Transportation Improvements and Mobility Fee Agreement for the ENCPA Sector Plan to US17/1-95 Interchange, providing interconnectivity to the broader ENCPA
fund and support the ENCPA Mobility Network. The ENCPA Mobility Network is based Mobility Network.
on transportation demands for 24,000 residential dwelling units and 11 million square
feet of non-residential uses (e.qg., retail, office and industrial). The Agreement provides The strategic inclusion of Wildlight Parkway connecting to US17 purposely
for a five-year coordinated review to examine funds collected, ENCPA Mobility Network links the east-west corridor nearest to the 195 Interchange, maximizing the
Improvements constructed and the associated costs along with any credits or payments evacuation route for eastern Nassau County. This intersection will also reflect
from the ENCPA Mobility Network Fund. the Florida Department of Transportation Intersection, Control & Evaluation

(ICE) design within the Transit Oriented Development Overlay area.

I Nassau Countx Transeortation Mobilitx Aeeroach

he goals of the ENCPA Mobility Plan include establishing a multi-modal

transportation system for the entire ENCPA Sector Plan; reduce vehicle miles
traveled (VMT) and promote compact development. The original ENCPA Mobility Plan
Transportation Impact Analysis (TIA) methodology examined impacts to the mobility
network through daily trips. Through the recent five-year coordinated review, the
estimated daily trip rate has been adjusted with a trip length modifier to arrive at an
average number of trips projected for the ENCPA Development Program. The entitled
development within the ENCPA will require improvements and additions to mobility
and transportation related capital facilities to accommodate and maintain the levels of
service adopted by the County as set forth in the ENCPA Mobility Agreement.

DSAP 2| OCTOBER 23, 2023




I Background

wo methodology meetings were hosted with Nassau County to define the
study area, the analysis timeframe (time periods and geography), traffic

count locations, background growth rates, trip distribution, and trips from FIGURE 1.3 -ENCPA DSAP 2
other approved ENCPA Developments. Both summaries are included with MASTER LAND USE
Appendix B.

The TIA quantifies existing traffic conditions along area roadways within the
DSAP 2 study area and the projected future traffic conditions expected as a
result of the proposed development program.

TABLE 3.1 DEVELOPMENT PROGRAM
*Subject to the DSAP DO & DSAP 2 Use Type Equivalency Table

DSAP 2 Development Acres Units Square Feet
Program

14,879 14,944 1,413,324

In accordance with 163.3245(3).b.4, the DSAP shall provide a detailed
identification of the transportation facilities needed to serve the uses in
the detailed specific area plan. Therefore, the purpose of the TIA study is to
determine the point in time at which improvements identified in the ENCPA
Mobility Network Plan, as proposed to be amended, may be needed.

In addition, the results of the TIA will be used to recommend the allocation
of ENCPA Mobility Fee funds to best facilitate the completion of the ENCPA
Mobility Network improvements. The focus of the TIA is to evaluate near-
term operating conditions on the roadways and intersections to be used for
access to and from the site and the potential offsite transportation impacts
on roadways and intersections within the study area associated with the
development of this site. The TIA assesses traffic conditions in the short (five
year) term and the long (build out) term. (Figure 3.1)

DSAP 2| OCTOBER 23, 2023




FIGURE 3.1 -

ENCPA MOBILITY IMPROVEMENT
MAP
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DSAP 2 Use Type Equivalency Table

uring the land development process, real estate market conditions are subject to change, therefore it is necessary to create a conversion table for particular types of use, such as single
family residential to multi-family. The following conversion tables were established to provide a simple tool for evaluating development opportunities while maintaining consistency in
traffic generation across the DSAP 2.

AB R D A ® RSIO AB
TABLE 3.2.3 -TRIP GENERATION RATE CALCULATION
TO: i i
© . | Multi-family | Multi-family | Senior Adult | Senior Adult | = PM Peak
Single Family . i e Housing Housing Timeshare Independent
Low-Rise Mid-Rise Land Use ITE LUC . Hour Avg
Detached Attached Variable .
Trip Rate
FROM: DU DU DU DU DU DU Residential
Single Family 1.7679 2.2500 3.3000 3.8077 1.5714 Single Family 210 DU 0.99
Multi-family Low-Rise 0.5657 12727 1.8667 2.1538 0.8889 :”'It"';a"‘"ly ';:‘;"E'se 220 33 9.56
ti- i id-Ri 221 0.44
Multi-family Mid-Rise 0.4444 0.7857 1.4667 1.6923 0.6984 ey e e
- - Senior Adult Housing Detached 251 DU 0.30
Senior Adult Housing Detached 0.3030 0.5357 0.6818 1.1538 0.4762 Senior Adult Housing Attached 252 DU 0.26
Senior Adult Housing Attached 0.2626 0.4643 0.5909 0.8667 0.4127 Timeshare 265 DU 0.63
Timeshare 0.6364 1.1250 1.4318 2.1000 2.4231 Non-Residential
- . = E—— Congregate Care Facility 253 1000 SF 0.28
- - Assisted Living 254 1000 SF 0.48
- Nursing Home 620 1000 SF 0.59
TO Congregate Assisted | N . o = General Mini NDIedltcaII Sh . Hotel 310 1000 SF 0.92
Care e NI | Hotel | RO Light | Office ents opping Resort Hotel 330 1000 SF 0.37
Facilit Living Home Hotel Industrial arehouse Office Center - -
FROM: acility naustria Building General Light Industrial 110 1000 SF 0.49
Mini-Warehouse 151 1000 SF 0.17
1000 SF | 1000 SF | 1000 SF | 1000 SF | 1000 SF | 1000 SF 1000 SF | 1000 SF | 1000 SF | 1000 SF Office 710 1000 SF 1.15
Congregate Care Facility 0.5833 | 0.4746 | 0.3043 | 0.7568 | 0.5714 1.6471 | 0.2435 | 0.0809 | 0.0735 Medical-Dental Office Building | 720 1000 SF 3.46
Assisted Living 1.7143 0.8136 | 0.5217 | 1.2973 | 0.9796 | 2.8235 | 0.4174 | 0.1387 | 0.1260 Shopping Center 820 1000 SF 3.81
Nursing Home 2.1071 1.2292 0.6413 | 1.5946 | 1.2041 3.4706 0.5130 | 0.1705 0.1549 N e N
Note: No conversion will be allowed between residential and non-residential uses
Hotel 3.2857 1.9167 1.5593 2.4865 1.8776 5.4118 0.8000 0.2659 0.2415 Average PM peak hour trip rate calculated using the following criteria:
Resort Hotel 1.3214 0.7708 | 0.6271 | 0.4022 0.7551 2.1765 0.3217 | 0.1069 0.0971 1) Trip rate from the ITE's Trip Generation Manual, 10th Edition
. . 2) No Pass-by considered
General Light Industrial 1.7500 | 1.0208 | 0.8305 | 0.5326 | 1.3243 2.8824 | 0.4261 | 0.1416 | 0.1286 | 3)No internal Capture considered
Mini-Warehouse 0.6071 0.3542 | 0.2881 | 0.1848 | 0.4595 | 0.3469 0.1478 0.0491 0.0446 4) Rooms were used for the independent variable for land use codes 253, 310, and 330.
Office 41071 | 2.3958 | 1.9492 [ 1.2500 | 3.1081 | 2.3469 | 6.7647 0.3324 | 0.3018 | 'heaverage square footage of building area per room for ITE LUC 253 and 310 is
approximately 650 sf, while the average square footage of building area per room for ITE
Medical-Dental Office Building 12.3571 7.2083 | 5.8644 | 3.7609 | 9.3514 | 7.0612 20.3529 3.0087 0.9081 LUC 330 was assumed to be 1,115 sf.
Shopping Center 13.6071 7.9375 6.4576 | 4.1413 | 10.2973 | 7.7755 22.4118 3.3130 1.1012

Example 1: Convert 100 Single Family DU to Multi-Family Mid-Rise DU Example 2: Convert 50,000 sf of Office to General Light Industrial

100 SF DU x 2.25 MF Mid-Rise Trip Rate =225 MF Mid-Rise DU
100 Single Family Dwelling units is equivalent to 225 Multi-Family Mid-Rise units

50,000 SF Office x 2.3469 General Light Industrial Trip Rate = 117,345 SF General Light Industrial
50,000 SF of Office is equivalent to 117,345 SF of General Light Industrial
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FIGURE 3.2.0- MOBILITY ROAD

NETWORK BY SECTION

Note: The cross-sections identified in this DSAP depict the proposed applicable roadway cross-section that may be used to design and construct the various DSAP 2 roadways. Urban sections shall be used in all
Village Center and Tier 1 Land Use Areas. |dentification of the roadway cross section appropriate to the adjacent land use and roadway improvement shall occur at the time of the applicable PDP which is subject
to County approval. New utilities will be placed underground. For the ENCPA Mobility Network transportation/mobility improvements that mitigate impacts for the DSAP 2 development program, see the DSAP
Development Order. The DSAP Development Order shall control as to the ENCPA Mobility Network transportation/mobility improvements including the extent of such improvement or segment thereof.
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Typical Cross Sections

Figure 3.2.1

igure Series 3.2 includes the recommended cross sections with underground utilities that may be applied to the DSAP 2 internal roadway network including ENCPA
Mobility and Non-Mobility Network roadways. These sections may be modified in coordination with Nassau County without the need to adjust this DSAP Document, the
DSAP DO and/or PDP as set forth in Section 27.10 of the Nassau County Land Development Code. These cross sections implement the link between land use and mobility.

Typical Cross Sections depicted herein are conceptual and subject to change during planning subject to County concurrence. Landscape materials located in medians may
include tree preservation or be landscaped with a combination of canopy and understory trees subject to applicable any sightline and clear zone requirements as defined by
FDOT Design Standards. Final cross sections shall meet roadway design requirements set forth in Ordinance 99-17, Roadway & Drainage Standards.

PATH TRAIL MATERIALS
« Trails, multi-use trails, and multi-use paths, etc. located on uplands, whether
within a roadway cross-section or not, shall be either concrete or asphalt,
consistent with the surrounding trail surfaces; and
« Trails located in upland buffers, as determined by the St. Johns River Water
Managements District, can be an alternate, unpaved, surface, but are still
required to be firm, stable, ADA compliant surface. These trails shall be
maintainined in a manner so that the surface material stays in place. Examples
include:
o Decomposed Granite
« Engineered Wood Fiber
« Elevated Boardwalk
« To preserve the aesthetic quality of the development, changes in trail surfaces
(i.e. from concrete to unpaved surface, such as decomposed granite) are only
permitted at intersections, or through the use of plazas, courtyards, or similar
elements.
« Notwithstanding the above, all trails, multi-use trails, and multi-use paths, etc.
owned or maintained by the Board of County Commissioners, regardless if on
uplands, in upland buffers, or in wetlands, shall be either concrete, asphalt, or

elevated boardwalk.
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ITypicaI Cross Section - Rural Non-Mobility Roadway Figure 3.2.2

Note: Areas with a lot size of 5 AC or more will include only a 10" stabilized path/trail in lieu of sidewalks and/or multi-use path on both sides.
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I Typical Cross Section - Urban Mobility Roadwa m

Note: Elements within the zones that comprise the Urban Mobility Rodway Cross Sections will be defined within the corresponding PDPs based on the context of the roadway segment juxtaposed with the adjacent development
patterns.
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I TincaI Cross Section - Urban Non-MobiIitZ Roadwaz Figure 3.2.4

Note: Elements within the zones that comprise the Urban Non-Mobility Rodway Cross Sections will be defined within the corresponding PDPs based on the context of the roadway segment juxtaposed with the adjacent development
patterns
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I Txeical Cross Section - Urban Non-MobiIitz Roadwaz Figure 3.2.4
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Land Use

I ENCPA Land Use Sub-Categories Summary

he adopted ENCPA Land Use Master Plan includes land use sub-categories
specific to the ENCPA. The Master Plan also includes density and intensity
standards and development guidelines.

Conservation Habitat Network (CHN)

The CHN is designed to preserve regionally significant viable environmental
communities that are sustained during and after development of the ENCPA.
The CHN consists of natural waterbodies, wetlands, buffers and other uplands
which will not be converted to development uses but will allow for a variety of
passive and nature oriented recreational uses. Examples of passive and nature-
oriented uses include canoeing/kayaking, equestrian activities, walking/hiking,
bicycle trails, fishing, and recreational uses with a light imprint on the natural
environment, timber management and those uses consistent with Table 2.1.

Regional Center (RC)

This land use sub-category identifies areas of
high density residential, highway commercial/
interchange related uses, regional scale retail,
commercial, hotel, office, business/research
parks and light industrial development. Areas
designed for Transit Oriented Development
(TOD) are generally in the Regional Center
category.

Employment Center (EC)

This subcategory incorporates residential, office,
research park, technology, office and service
use, manufacturing, warehousing distribution,
commercial and civic uses for the County and
region.

Village Center (VC)

Representative areas within the ENCPA to
include a mixture of higher density residential
development and larger scale commercial,

office or civic (including schools) land uses
intended to support the needs of more than one
neighborhood.

Residential Neighborhood (RN)

This subcategory is further refined into a three-
tiered density approach surrounding Village
Centers. Tier 1is generally located adjacent and
within 4 mile of the designated Village Center
with a minimum average density of 5.0 du/acre.
Tier 2 is generally located within 1 mile of the

Village Centers with a minimum average density
of 2.5 du/acre. Tier 3 is located beyond 1 mile

of the Village Center with a very low maximum
density of 0.5du/acre through clustering or 1
du/10 gross developable acres.

The RN land use allows civic space, parks,

and small Neighborhood Centers (NC) that
provide limited neighborhood scale retail. The
Neighborhood Centers serve as a focal point
for the neighborhood and may include density
consistent with the RN land use categories.

Resort Development (RD)
The Resort Development land use sub-category

is intended for a mixture of seasonal and year-
round housing types in a neighborhood setting.
Nonresidential uses such as hotels, restaurants
and resort serving commercial, retail and service
uses shall be permitted.

Transit Oriented Development Overlay

Two TODs are located on the ENCPA Master
land use plan along US 17 and the CSX and First
Coast Railroad corridors. These areas identify
locations suitable for multimodal transportation
centers: rail, vehicle, bicycle, and pedestrian

to complement a full range of uses: residential,

retail, office, and civic. Design principles are
outlined in FL13.06.
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I DSAP 2 Area Principles

he approximate 14,879 acre DSAP contains a mixture of

land uses in close proximity to existing commercial areas
and infrastructure, linking existing and future communities. A
guiding principle for DSAP2 is to refine the Mobility Network to
construct the parallel parkway to SR200 and the establishment
of the Green Ribbon Overlay and St. Marys Greenway.

The DSAP Development Program activates 14,944 dwelling
units and 1,413,324 square feet of non residential development,
spatially distributed through the Village Center, Residential
Neighborhood (Tiers 1-3), and Resort Development land uses.
The ENCPA Mobility Network, particularly Wildlight Parkway
links the Village Centers and residential uses together.

TABLE 4.1 - *DSAP 2 MIX OF USES

Land Use
Sub-Category

Residential Units

Minimum
Nonresidential
Square Footage

Village Center 429 + acres 2,331 units 700,000 sq ft

Resort Development 943 + acres 3,289 units 400,000 sq ft

RN Tier 1 744 + acres 1,886 units

RN Tier 2 3,855 + acres 6,972 units 150,000 sq ft

RN Tier 3 1,859 + acres 466 units

Conservation Habitat .

Network (CHN) 7,049 + acres O units N/A
TOTAL 14,879 + acres 14,944 units 1,250,000 sq ft

*The above mix of uses are subject to the DSAP DO & DSAP 2 Use Type Equivalency Table. In the
event of a conflict between this DSAP Document and DSAP DO, the DSAP DO shall control.

DSAP 2 Master Land Use Plan

DSAP Development Standards:

FIGURE 1.3 - ENCPA DSAP 2
MASTER LAND USE PLAN

Note: All proposed uses and acreages are conceptual and subject to change during planning and may be modified based on review and comments.

The following area, height and bulk regulations outline the DSAP Development Standards, consistent with FL.13.08. Policy FL13.02 Definitions and Interpretations shall apply
to this DSAP and where a term is not defined in the Policy such term shall have the definition set forth in this DSAP Document, the DSAP Development Order and/or the LDC,
as applicable. Future Preliminary Development Plans will include the area, height, and bulk standards for each of the applicable, entitled land uses in the DSAP. (Figure 1.3)
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DSAP 2 Land Uses

DSAP Development Standards: Village Center

VILLAGE CENTER (VC)

ix Village Centers are designated within the DSAP 2 boundary. By PERMITTED USEs

providing for a range of uses between % to a 1 mile from Residential Single family, two family, ancillary (accessory) dwelling units; multi-family residential either free standing or
Neighborhoods, the Village Centers reduce vehicle miles traveled in mixed use structures, retail sales, personal services, business and professional offices, recreational and

commercial working waterfront uses, parks/plazas, recreation and open spaces, government, other public uses

outside or to opposite ends of the DSAP 2 Area. - . .
and other land uses that are similar and compatible, such as personal property warehousing, etc.

TABLE 4.2- VILLAGE CENTER DEVELOPMENT PROGRAM*

T NON-RESIDENTIAL AREA, HEIGHT & BULK STANDARDS
Gross Area (AC) Dwellings Non Residential Public/Civic

Facilities
Lot Requirements

429 2,331 707,606 TBD .

-Minimum lot area: none

*The above mix of uses are subject to the DSAP DO & DSAP 2 Use Type - e

. -Minimum lot width: none
Equivalency Table.
Village Center Principal building setbacks:

-Minimum Front: O feet
-Minimum Side: O feet
-Minimum Rear: 5 feet

*No side yard required where two (2) or more buildings adjoin side by side.

Building Height(s):
-Maximum Building Height: 5 stories'
-Minimum FAR: 0.20
-Maximum FAR: 1.00
*Where residential and non-residential are included within the same structure, floor area ratio will
exclude those portions devoted to residential dwelling units.

Buffers:
-Incompatible uses: uses within the DSAP 2 boundary are deemed to be compatible.
Open Space requirements:
- Minimum LDC 10% landscape area; any civic/plazas can be counted toward open space
requirements.

RESIDENTIAL AREA, HEIGHT & BULK STANDARDS

Density
-Minimum average net density: 7 du/ac
-Maximum average net density: 20 du/acre
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DSAP Development Standards: Village Center

SINGLE FAMILY UNITS AND DUPLEXES/VILLAS

-Minimum lot width: 30 feet
-Minimum lot area: 3,000 square feet
-Minimum yard:

-Front yard: 10 feet

*20 feet to face of garage from sidewalk

Second Front yard: 20% reduction of required Front Yard

-Rear yard: 10 feet
-Side yard: 5 feet
-Maximum building height: 3 stories’

MULTIPLE-FAMILY DWELLINGS

-Minimum lot width: 100 feet
-Minimum lot area: 10,000 square feet
-Minimum yard

* measured from the parent parcel or right of way line:

-Front yard: O feet

-Rear yard: O feet

-Side yard: O feet
-Maximum Building Height: 7 stories!

ADDITIONAL DEVELOPMENT STANDARDS

TOWNHOMES In a'ccc.)rdance with ComprehenS|Ye .Plan Policy FL.13.08 and Article 27.08.C(4), LDC,
Preliminary Development Plans will include development standards as generally set forth below.
The standards may include conceptual graphic illustration examples within a PDP to support

-Minimum lot width: the PDP text descriptions of the standards.
Interior 15 feet
Exterior 25 feet Block length maximums

-Minimum lot area:

Interior

Exterior
-Minimum yard:

-Front yard:

1,600 square feet
2,600 square feet

O feet

*20 feet to face of garage from sidewalk

Building location, orientation, and articulation
Civic and open space

Common green areas utilization as gathering spaces
Complete streets design standards

Fenestration

Height

Human scale design

-Rear yard: 5 feet Lot standards including size, width, and setbacks
-Side yard: Parking
Interior 0O feet Pedestrian connectivity
Exterior 5 feet Rear loading and parking requirement for smaller lots
. . Relationship between public and private realms
Exterior Street Side 10 feet Land
) ) ) andscape standards
street side (does not apply to townhomes adjacent to alleys) Use of porches and similar elements for weather protection
-Maximum Building Height: 4 stories'

Footnote: " Maximum building height defined as the vertical distance from grade to the highest roof surface, in the case of flat roofs, or to a point at the average height of the highest roof having a pitch. For the purposes of measuring height, the following are not included: 1) parapet walls
which do not extend ore than five (5) feet above the roof line; 2) uninhabited stair towers, chimneys, vents, ventilators and enclosures for machinery of elevators may exceed the height limitation in accordance with the Florida Building Code; 3) in addition to the foregoing, cupolas, window
walks, steeples, spires and other architectural features (excepting therefrom signs) shall not exceed in aggregate area ten (10) percent of the area of the roof and not to exceed ten (10) feet above the allowable roof height.
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I DSAP Development Standards

RESIDENTIAL NEIGHBORHOOD (RN)

he three tiers of Residential Neighborhood represent the majority AT GIAG  RTe ) Yl )

of the land use within DSAP 2 Area. This land use category is Tier 1
intended to provide a variety of housing options that reflect the market Tier 2
and the existing character areas adjacent to the DSAP 2 Area. Net Tier 3

density shall be calculated consistent w/ Policy FL.13.02 and DSAP DO
Development Condition 2.

TABLE 4.3- RESIDENTIAL NEIGHBORHOOD DEVELOPMENT PROGRAM
Public/Civic
Facilities

6,458 9,324 259,232 TBD

*The above mix of uses are subject to the DSAP DO & DSAP 2 Use Type
Equivalency Table.

Gross Area (AC) Dwellings Non Residential

Permitted Uses:

Tier 1: Single family detached, two-family, townhomes and multi-
family residential; ancillary (accessory) dwelling units; parks; schools
and day care centers; other public/civic facilities; neighborhood
scale commercial and office; and other land uses that are similar and
compatible.

Tier 2: Single family detached, two-family, townhomes and multi-
family residential; ancillary (accessory) dwelling units; parks; schools
and day care centers; other public/civic facilities; neighborhood

scale commercial and office; and other land uses that are similar and
compatible.

Tier 3: Single family detached, two-family, townhomes and multi-family
residential; ancillary (accessory) dwelling units; clustered residential
lots; parks; schools and day care centers; other public/civic facilities;
neighborhood scale commercial and office; and other land uses that are
similar and compatible.

Note: All proposed uses and acreages are conceptual and subject to change during planning and may be modified based on review and comments.
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rDSAP 2 Development Standards

TIER 1 (RN T1)

DSAP Development Standards: Tier 1 (RN T1)

PErRMITTED USES

Gross Area (AC) Dwellings Non Residential PUbIIF(c.:IVIC
Facilities
744 1,886 76,760 TBD

Single family detached, two-family, townhomes and multi-family residential; ancillary (accessory) dwelling
units; parks; schools and day care centers; other public/civic facilities; neighborhood scale commercial and
office; and other land uses that are similar and compatible.

NON-RESIDENTIAL AREA, HEIGHT & BULK STANDARDS

*The above mix of uses are subject to the DSAP DO & DSAP 2 Use Type
Equivalency Table.

Tier 1

Lot Requirements
-Minimum lot area: 7,500 square feet
-Minimum lot width: 60 feet

Principal building setbacks:

-Minimum Front: 20 feet
-Minimum Side: 10 feet*
-Minimum Rear: 10 feet

*No side yard required where two (2) or more buildings adjoin side by side.

Building Height(s):
-Maximum Building Height: 3 stories’ (See Footnote ' pg. 27)
-Minimum FAR: 0.0
-Maximum FAR: 0.2
*Where residential and non-residential uses are included within the same structure, floor area ratio will
exclude those portions devoted to residential dwelling units.

RESIDENTIAL AREA, HEIGHT & BULK STANDARDS

Density
-Minimum average net density: 5 du/ac
-Maximum average net density: N/A
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DSAP Development Standards: Tier 1

SINGLE FAMILY UNITS AND DUPLEXES/VILLAS MULTIPLE-FAMILY DWELLINGS

-Minimum lot width: 30 feet -Minimum lot width: 125 feet

-Minimum lot area: 3,000 square feet -Minimum lot area: 15,000 square feet

-Minimum yard: -Minimum yard, measured from the parent parcel or right of way line:
-Front yard: 10 feet -Front yard:
*20 feet to face of garage from sidewalk Interior 20 feet
Second Front yard: 20% reduction of required Front Yard Exterior 20 feet
-Rear yard: 10 feet -Rear yard: 20 feet
-Side yard: 5 feet -Side yard: 20 feet

-Maximum building height: 3 stories! (See Footnote ' pg. 27) -Maximum Building Height: 4 stories’ (See Footnote ' pg. 27)

ADDITIONAL DEVELOPMENT STANDARDS
TOWNHOMES In accordance with Comprehensive Plan Policy FL.13.08 and Article 27.08.C(4), LDC, Preliminary
Development Plans will include development standards as generally set forth below. The standards
may include conceptual graphic illustration examples within a PDP to support the PDP text
descriptions of the standards.

-Minimum lot width:

Interior 18 feet
Exterior 28 feet « Block length maximums
-Minimum lot area: « Building location, orientation, and articulation
Interior 2,000 square feet « Civic and open space
Exterior 3,000 square feet « Common green areas utilization as gathering spaces

o Complete streets design standards

-Minimum yard: .
e Fenestration

-Front yard: O feet Hei
« Height

*20 feet to face of garage from sidewalk « Human scale design
-Rear yard: 5 feet « Lot standards including size, width, and setbacks
-Side yard: « Parking

Interior 0 feet o Pedestrian connectivity

Exterior 5 feet . ge?r I.oad:‘r!g an parkingbrlc.equir:me.nt for srrlialler lots

Exterior Street Side 10 feet . elationship between public and private realms

. de (d ; I to t h Ji t to alleys) « Landscape standards

street sige (does not apply to townhomes adjacent to alleys « Use of porches and similar elements for weather protection
-Maximum Building Height: 4 stories’ (See Footnote ' pg. 27)
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IDSAP 2 Development Standards

DSAP Development Standards: Tier 2 (RN T2)
TIER2 (RN T2)

PERMITTED USES
Single family detached, two-family, townhomes and multi-family residential; ancillary (accessory) dwelling units;

Table 4.5- Tier 2 Development Program* parks; schools and day care centers; other public/civic facilities; neighborhood scale commercial and office; and other
Public/Civic land uses that are similar and compatible.
Gross Area (AC) Dwellings Non Residential o
Facilities
3,855 6,972 141,072 TBD NON-RESIDENTIAL AREA, HEIGHT & BULK STANDARDS
*The above mix of uses are subject to the DSAP DO & DSAP 2 Use Type
Equivalency Table. Lot Requirements
-Minimum lot area: 7,500 square feet
-Minimum lot width: 60 feet
Tier 2
Principal building setbacks:
-Minimum Front: 20 feet
-Minimum Side: 10 feet
-Minimum Rear: 10 feet

*No side yard required where two (2) or more buildings adjoin side by side.

Building Height(s):
-Maximum Building Height: 3 stories’ (See Footnote ' pg. 27)
-Minimum FAR: 0.0
-Maximum FAR: 0.2
*Where residential and non-residential uses are included within the same structure, floor area ratio will
exclude those portions devoted to residential dwelling units.

RESIDENTIAL AREA, HEIGHT & BULK STANDARDS

Density
-Minimum average net density: 2.5 du/ac
-Maximum average net density: N/A
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DSAP Development Standards: Tier 2

SINGLE FAMILY UNITS AND DUPLEXES/VILLAS

-Minimum lot width: 30 feet
-Minimum lot area: 3,800 square feet
-Minimum yard:

-Front yard: 10 feet

*20 feet to face of garage from sidewalk

Second Front yard: 20% reduction of required Front Yard

-Rear yard: 10 feet
-Side yard: 5 feet
-Maximum building height: 3 stories’ (See Footnote ' pg. 27)
TOWNHOMES

-Minimum lot width:

Interior 18 feet
Exterior 28 feet
-Minimum lot area:
Interior 2,000 square feet
Exterior 3,000 square feet
-Minimum yard:
-Front yard: O feet
*20 feet to face of garage from sidewalk
-Rear yard: 5 feet
-Side yard:
Interior O feet
Exterior 5 feet
Exterior Street Side 10 feet
*street side (does not apply to townhomes adjacent to alleys)
-Maximum Building Height: 3 stories’ (See Footnote ' pg. 27)
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MULTIPLE-FAMILY DWELLINGS

-Minimum lot width: 125 feet
-Minimum lot area: 15,000 square feet
-Minimum yard, measured from the parent parcel or right of way line:
-Front yard:
Interior 20 feet
Exterior 30 feet
-Rear yard: 20 feet
-Side yard: 20 feet
-Maximum Building Height: 4 stories’ (See Footnote ' pg. 27)

ADDITIONAL DEVELOPMENT STANDARDS

In accordance with Comprehensive Plan Policy FL.13.08 and Article 27.08.C(4), LDC, Preliminary
Development Plans will include development standards as generally set forth below. The standards
may include conceptual graphic illustration examples within a PDP to support the PDP text
descriptions of the standards.

» Block length maximums

« Building location, orientation, and articulation

« Civic and open space

« Common green areas utilization as gathering spaces
o Complete streets design standards

+ Fenestration

» Height

» Human scale design

« Lot standards including size, width, and setbacks

» Parking

« Pedestrian connectivity

» Rear loading and parking requirement for smaller lots
» Relationship between public and private realms

« Landscape standards

» Use of porches and similar elements for weather protection.




IDSAP 2 Development Standards

DSAP Development Standards: Tier 3 (RN T3)
TIER 3 (RN T3)

PERMITTED USES

Single family detached, two-family, townhomes and multi-family residential; ancillary (accessory)
dwelling units; clustered residential lots; parks; schools and day care centers; other public/civic facilities;
neighborhood scale commercial and office; and other land uses that are similar and compatible.

Gross Area (AC) Dwellings Non Residential PuF:t;:l{t(i:e“s"c
NON-RESIDENTIAL AREA, HEIGHT & BULK STANDARDS
1,859 466 41,400 TBD

Lot Requirements
*The above mix of uses are subject to the DSAP DO & DSAP 2 Use Type

i -Minimum lot area: 7,500 square feet
Equivalency Table. -Minimum lot width: 60 feet
Tier 3 Principal building setbacks:
-Minimum Front: O feet
-Minimum Side: O feet
-Minimum Rear: 5 feet

Building Height(s):
-Maximum Buillding Height: 3 stories’ (See Footnote ' pg. 27)
-Minimum FAR: 0.00
-Maximum FAR: 0.20
*Where residential and non-residential uses are included within the same structure, floor area ratio will

exclude those portions devoted to residential dwelling units.

RESIDENTIAL AREA, HEIGHT & BULK STANDARDS

Density
-Minimum average net density: None
-Maximum average gross density: 0.1 du/acre

-Clustered Maximum average net density:0.5 du/acre
*Maximum density of one (1) dwelling unit per 10 gross developable acres.

Clustered
-Minimum Lots: 8 lots
-Maximum Lots: 30 lots
-Maximum Lot Width: 150 feet

-Minimum Separation between Clusters: 100 feet open space
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DSAP Development Standards: Tier 3

SINGLE FAMILY UNITS DETACHED MULTIPLE-FAMILY DWELLINGS
-Minimum lot width: 20 feet -Minimum lot width: 100 feet
-Minimum lot area: 1,200 square feet -Minimum lot area: 10,000 square feet
-Minimum yard: -Minimum yard, measured from the parent parcel or right of way line:
-Front yard: 10 feet -Front yard: O feet
*20 feet to face of garage from sidewalk -Rear yard: O feet
Second Front yard: 20% reduction of required Front Yard -Side yard: O feet
-Rear yard: 10 feet -Maximum Building Height: 4 stories' (See Footnote ' pg. 27)
-Side yard: 5 feet
-Maximum building height: 3 stories’ (See Footnote ' pg. 27) ADDITIONAL DEVELOPMENT STANDARDS
In accordance with Comprehensive Plan Policy FL.13.08 and Article 27.08.C(4), LDC, Preliminary
TOWNHOMES AND DUPLEXES/VILLAS Development Plans will include development standards as generally set forth below. The standards

may include conceptual graphic illustration examples within a PDP to support the PDP text

descriptions of the standards.
-Minimum lot width:

Interior 20 feet « Block length maximums
Exterior 30 feet « Building location, orientation, and articulation
-Minimum lot area: « Civic and open space
Interior 2,000 square feet « Common ngen ar:eas utilization as gathering spaces
Exterior 3,000 square feet . Complete. streets design standards
-Minimum yard: : EIZ?;::ratlon
-Front yard: O feet « Human scale design
*20 feet to face of garage from sidewalk « Lot standards including size, width, and setbacks
-Rear yard: 5 feet « Parking
-Side yard: « Pedestrian connectivity
Interior 0O feet « Rear loading and parking requirement for smaller lots
Exterior 5 feet « Relationship between public and private realms

Exterior Street Side 10 feet » Landscape standards

. . « Use of porches and similar elements for weather protection
*street side (does not apply to townhomes adjacent to alleys) P P I

-Maximum Building Height: 3 stories’ (See Footnote ' pg. 27)
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IDSAP 2 Development Standards

RESORT (RD) DSAP Development Standards: Resort Development

PERMITTED USES

Seasonal and year-round single family detached, two-family, townhomes, apartments, condominiums, timeshares, and
ancillary (accessory) dwelling units; parks; golf courses; resort commercial, personal services and office uses; recreational
and commercial-working waterfront uses; hotels; educational facilities and day care; other civic facilities essential to
neighborhood residents; and other land uses that are similar and compatible.

943 3,289 446,486 TBD

*The above mix of uses are subject to the DSAP DO & DSAP 2 Use Type NON-RESIDENTIAL AREA, HEIGHT & BULK STANDARDS
Equivalency Table.

Lot Requirements

-Minimum lot area: None

-Minimum lot width: None

Principal building setbacks:

-Minimum Front: O feet
-Minimum Side: O feet
-Minimum Rear: 5 feet

Building Height(s):

Resort/hotel:

-Maximum Buillding Height: 8 stories(See Footnote ' pg. 27)
-Minimum FAR: 0.00

-Maximum FAR: 2.00

*Where residential and non-residential uses are included within the same structure, floor area ratio will
exclude those portions devoted to residential dwelling units.

RESIDENTIAL AREA, HEIGHT & BULK STANDARDS

Density
-Minimum average net density: 4 du/acre
-Maximum average net density: 20 du/acre
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DSAP Development Standards: Resort

SINGLE FAMILY UNITS DETACHED MULTIPLE-FAMILY DWELLINGS

-Minimum lot width: 20 feet -Minimum lot width: 100 feet

-Minimum lot area: 1,200 square feet -Minimum lot area: 10,000 square feet

-Minimum yard: -Minimum yard, measured from the parent parcel or right of way line:
-Front yard: 10 feet -Front yard: O feet
*20 feet to face of garage from sidewalk -Rear yard: O feet
Second Front yard: 20% reduction of required Front Yard -Side yard: O feet
“Rear yard: 10 feet -Maximum Building Height: 4 stories' (See Footnote ' pg. 27)
-Side yard: 5 feet

-Maximum building height: 3 stories’ (See Footnote ' pg. 27) ADDITIONAL DEVELOPMENT STANDARDS

In accordance with Comprehensive Plan Policy FL.13.08 and Article 27.08.C(4), LDC, Preliminary
Development Plans will include development standards as generally set forth below. The standards
may include conceptual graphic illustration examples within a PDP to support the PDP text
descriptions of the standards.

TOWNHOMES AND DUPLEXES/VILLAS

-Minimum lot width:

Interior 20 feet
Exterior 30 feet « Block length maximums.
-Minimum lot area: « Building location, orientation, and articulation.
Interior 2,000 square feet » Civic and open space.
Exterior 3,000 square feet « Common green areas utilization as gathering spaces.

o Complete streets design standards.

-Minimum yard: + Fenestration.

-Front yard: O feet . Height.
*20 feet to face of garage from sidewalk « Human scale design.
-Rear yard: 5 feet « Lot standards including size, width, and setbacks.
-Side yard: « Parking.
Interior 0 feet « Pedestrian connectivity.

» Rear loading and parking requirement for smaller lots.
« Relationship between public and private realms.
« Landscape standards

Exterior 5 feet

Exterior Street Side 10 feet

"street side (does not apply to townhomes adjacent to alleys) « Use of porches and similar elements for weather protection
-Maximum Building Height: 4 stories' (See Footnote ' pg. 27)
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TABLE 4.8 PERMITTED USES TO LAND USE SUB CATEGORIES

Resort \AUELTS

RN- RN-  RN-

evelopment Center . . . CHN
G DOV Tier1 Tier2 Tier3
(RD) (VC)

Single Family (Detached, Attached, Rental, Seasonal) ° ° ° ° ° Table 4.8 provides a general identification of
Two Family (Duplexes, Villas) ° ° ° ° ° the uses allowed in the ENCPA Land Use sub
Accessory dwelling o o o o o categories. The ultimate use allowed on a DSAP

; 2 parcel shall be consistent with the applicable
Live/Work (o) ° (o) . .

ENCPA underlying land use Comprehensive Plan

Townhomes bt ht hd h Objective FL.13 and DSAP Development Order.
Multi-family (Apartments, Condominiums, Seasonal) ° ° o) o)
Fractional Ownership °
Multi-family Mix Use ) o
Retail, business, office, personal service ° ° o o)
Recreational/Open Space (Community Farms, Community ° ° Y ° °
Gardens, Equestrian Uses)
Golf courses ° ° ° )
Resort Commercial °
Commercial Working waterfront ° °
Hotels/Lodging ° °
Educational Facilities ° ° o o) o)
Schools ° ° ° °
Day care center ° ° ° °
Public / Civic Facilities / Religious ° ° ° °
Government ° ° ° ° °
Clustered Residential Lots o °
Other land uses similar and compatible ° ° ° ° ° °
Silviculture ° ° ° ° ° °
Passive & nature oriented recreational uses: including but not ° ° °®
limited to canoeing/kayaking, equestrian, walking / hiking,
bicycle trail
Timber management ° ° ° ° ° °
- o -~ O Uses allowed as

arms with commercia ® Neighborhood Centers
Agri and Ecotourism ° ° ° ° ° °

® Permitted Uses

Event Venue ° ° ° ° ° °
Special Events ° ° ° ° ° °
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Public Facilities




Public Facilities

I Public Facilities Summary

Section 163.3245(3)b.3 and 6 requires that the Detailed Specific Area Plans
provide “detailed identification of water resource development and water supply
development projects and related infrastructure” and for “public facilities necessary
to serve development in the DSAP,” respectively.

This detailed analysis has been completed using the proposed development
program for DSAP 2, shown in Table 5.1 below.

TABLE 5.1 DSAP 2 DEVELOPMENT PROGRAM*

14,879 14,944 1,413,324

*The above Mix of uses are subject to the DSAP DO & DSAP 2 Use Type Equivalency Table.
In the event of a conflict between this DSAP document and DSAP DO, the DSAP DO shall
control.

Impacts were analyzed for the short (five year) term and the long (buildout)
conditions. The short term analysis (TIA) includes approximately 2,000 residential
dwelling units.

A detailed analysis of public facilities has been completed for the Development
Program of DSAP 2, consistent with Florida Statutes, analyzing for the short and
long term (build out) conditions, included as Appendix C.

Within the public facilities of utilities (water, sewer, solid waste, drainage),
adequate supply exists to accommodate the proposed short term (5yr)
development program. Future improvements to utilities (water, sewer) may be
required to accommodate the long term (build out) development program.

Schools

The ENCPA is located within the Nassau
County School District. Within the Employment
Center DSAP 1, the developer donated land

for Wildlight Elementary. The ENCPA is
located within both the Yulee North and Yulee
South Concurrency Service Areas. Applying
the methodology from the adopted Interlocal
Agreement between Nassau County and School
District, school demand was projected for build
out. School capacity is not available within the
short or long term phases, except for limited
middle and high school capacity. The analysis
indicates five (5) new schools will be needed

to accommodate the projected total student
population of 4,962 at buildout. Land for those
sites are identified on the proposed School Site
Plan in Appendix C and Figure 5.2.

To mitigate for non-exempt residential school
impacts associated with DSAP 2, the Developer
proposes to dedicate to the Nassau County
School District land for for 5 school sites within
the DSAP Property through DSAP 2 buildout.
Please see DSAP DO for school mitigation
development condition.

Recreation and Open Space

Nassau County recently amended the Recreation
and Open Space Element to adjust the Level

of Service. This analysis applies the recently
amended Recreation and Open Space Level of
Service using the DSAP 2 development program.
It is acknowledged that Raydient LLC d/b/a

Raydient Places + Properties LLC has analyzed
for the new Level of Service for Neighborhood
Parks and Community/Regional Parks and boat
ramps.

The demand created during both the short term
and long term is proposed to be met through
the dedication of land for Regional/Community
Parks, including boat ramps, construction

of Neighborhood Parks consistent with the
County's new park regulations and payment

by residential builders of recreational facility
impact fees consistent with the county's
adopted Comprehensive Impact Fee Ordinance.

Fire & Law Enforcement

While the County has no adopted LOS for fire
and law enforcement, the Developer proposes

to dedicate land for three Fire Station sites: one
site is approximately 4 acres near the US17/
Wildlight Parkway intersection; the second site
(approximately 4 acres) is located internally
near the intersection of the CR108 connector
and (Wildlight Parkway) East-West Connector;
the third site (approximately 4 acres) is located
within the Resort District. (Figure 5.1) These
sites distribute services along Wildlight Parkway
ultimately bookending the new fire station site at
the eastern end of the DSAP off Chester Road.
Dedication will be subject to agreement(s),
consistent with the DSAP Development Order.
The landowner will receive impact fee credits for
the sites consistent with the county's adopted
Comprehensive Impact Fee Ordinance.
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FIGURE 5.1 - FIRE STATION PROXIMITY I

5 Year Capital Improvement Schedule

ection 163.3245 requires public facilities necessary to serve the development of DSAP2

be identified developer contributions for the 5-year capital improvements schedule of the
local government. The evaluation of the 5 year or short term phases is provided in Appendix
C. This section restates the impact evaluation to these public facilities:

Roads

The development proposed within the short term does not impact existing State or County
roads in a manner that would require widening or other improvements to roadway segments
outside the ENCPA Mobility Network Plan, as proposed and amended.
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Utilities

The JEA issued an availability letter for both the short and long term development
indicating potable water and sewer service capacity is available and reclaim may be
available in the future. As is standard practice, system connections will consist of
developer improvements that follow JEA requirements. The Public Facilities Map reserves a
utility site in the northwestern portion of the DSAP 2 area that will be developed by JEA at
a future date.

Schools

Applying the student generation rates provided by the Nassau County School Board to the
proposed DSAP 2 development program creates a projected demand of 4,962 students.
Five (5) schools would be needed to offset the projected student stations. The capacity
report issued September 2021 indicates the primary and secondary Concurrency Service
Areas do not currently have capacity, except limited capacity at the middle and high school
level. The Five-Year Capital Improvements Work Plan 2021 include improvements that
range in providing additional classrooms and one additional K-8 combined school. These
CIP planned improvements do not provide sufficient capacity to meet the project demand.

As shown on Figure 5.2 and in Appendix C, the developer has identified land for five (5)
school sites, in consultation with the Nassau County School District. To mitigate for non-
exempt residential school impacts associated with DSAP 2, the Developer proposes to
dedicate to the Nassau County School District land for five (5) schools through DSAP 2
buildout. Please see DSAP DO for school mitigation development condition.

Parks

Nassau County recently amended the Recreation and Open Space Level of Service. The
Developer has analyzed the DSAP 2 residential development program using the new Level
of Service Standards. The demand created during both the short and long term phases

is proposed to be met through the dedication of land for Regional/Community Parks and
boat ramps and construction of Neighborhood Parks consistent with the County’s new
park regulations. Key elements of the DSAP 2 park and recreation lands include the Green
Ribbon Overlay along the St. Marys River, bookended by a County Regional Park & County
Community Park and the Crandall Landing Public Boat Ramp Park. The land dedication for
the Crandall Landing Boat Ramp site is intended to satisfy the public boat ramp level of
service.

ooooooo




FIGURE 5.2 - CIVIC & PUBLIC
FACILITY LOCATIONS

LEGEND
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Implementation




Implementation

I Implementation Strategies

he ENCPA Sector plan employs the Mobility Ordinance, the PD-ENCPA zoning Stewardship District
Ordinance and the TIF Ordinance to implement and incentivize development In 2017, Nassau County adopted the East Nassau Stewardship District that
of the entitlement program. These strategies remain available to the DSAP 2 encompasses the 24,000+ acres of the ENCPA.

development program.

. Intergovernmental Coordination
Planned Development Ordinance
The entire sector plan is zoned PD-ENCPA. The Nassau County Land Development

Code provides a method of administrative approval of Preliminary Development SeCtiOﬂ 163.3245(3).b.9, Florida Statues requires the “identification of

Plans. A series of Preliminary Development Plans (PDPs) will be developed for specific procedures to facilitate intergovernmental coordination to address
future development areas of DSAP 2. extra jurisdictional impacts from the detailed specific area plan.”

Mobility Plan A required element of the local comprehensive plan is the intergovernmental/
In 2014, the County eliminated traditional transportation concurrency and adopted regional coordination element. This element outlines policies to ensure

a mobility plan. The ENCPA is governed by a Mobility Plan specific to the planned coordination between adjacent counties and municipalities as well as regulatory
mobility network. The cost to construct the mobility network establishes the agencies.

mobility fees for the ENCPA land use categories.

In 2021, the County with Raydient, updated the construction costs and calculation
method to vehicle miles traveled. This action changed the mobility fee schedule of
the ENCPA land use categories. Appendix B and the Mobility chapter define the
implementation of the DSAP 2 specific Mobility network improvements.

All future, programmed development in the existing DSAP 1 and in this proposed
DSAP 2 will be assessed a mobility fee prior to approval of building permit.

Tax Increment Financing (TIF)

This strateqgy is an alternative funding source to subsidize transportation
improvements within the ENCPA.
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I Statute Compliance Matrix

DSAP REFERENCE

Ch.163.3245(3)(b)(1), F.S.

Development or conservation of an area of at least 1,000 acres consistent with the long-term master plan. The local government may approve
detailed specific area plans of less than 1,000 acres based on local circumstances if it is determined that the detailed specific area plan furthers
the purposes of this part and part | of chapter 380

See Chapter 1 - Introduction.

Ch. 163.3245(3)(b)(2), F.S.
Detailed identification and analysis of the maximum and minimum densities and intensities of use and the distribution, extent, and location of
future land uses.

See Chapter 4 - Land Use.

Ch. 163.3245(3)(b)(3), F.S.
Detailed identification of water resource development and water supply development projects and related infrastructure and water conservation
measures to address water needs of development in the detailed specific area plan.

See Appendix C - Public Facilities.

Ch. 163.3245(3)(b)(4), F.S.
Detailed identification of the transportation facilities to serve the future land uses in the detailed specific area plan.

See Chapter 3 - Mobility and
Appendix B - Transportation Analysis.

Ch. 163.3245(3)(b)(5), F.S.
Detailed identification of other regionally significant public facilities, including public facilities outside the jurisdiction of the host local
government, impacts of future land uses on those facilities, and required improvements consistent with the long-term master plan.

See Chapter 5 - Public Facilities
Appendix C - Public Facilities.

Ch. 163.3245(3)(b)(6), F.S.
Public facilities necessary to serve development in the detailed specific area plan, including developer contributions in a 5-year capital
improvement schedule of the affected local government.

See Chapter 5 - Public Facilities and
Chapter 6 - Implementation.
Appendix C - Public Facilities.

Ch. 163.3245(3)(b)(7), F.S.

Detailed analysis and identification of specific measures to ensure the protection and, as appropriate, restoration and management of lands
within the boundary of the detailed specific area plan identified for permanent preservation through recordation of conservation easements
consistent with s. 704.06 and other important resources both within and outside the host jurisdiction.

See Chapter 2 - Environmental Conditions and
Appendix A - Natural Resources and Analysis.

Ch. 163.3245(3)(b)(8), F.S.

Detailed principles and guidelines addressing the urban form and the interrelationships of future land uses; achieving a more clean, healthy
environment; limiting urban sprawl; providing a range of housing types; protecting wildlife and natural areas; advancing the efficient use of
land and other resources; creating quality communities of a design that promotes travel by multiple transportation modes; and enhancing the
prospects for the creation of jobs.

See Chapter 2 - Environmental Conditions
See Chapter 3 - Mobility

See Chapter 4 - Land Use.

See Chapter 5 - Public Facilities

Ch. 163.3245(3)(b)(9), F.S.

|dentification of specific procedures to facilitate intergovernmental coordination to address extra-jurisdictional impacts from the detailed
specific area plan.

See Chapter 6 - Implementation.

Ihe data analysis supporting this DSAP has been included in a separate appendix document.
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DSAP 2 Use Type Equivalency Table

uring the land development process, real estate market conditions are subject to change, therefore it is necessary to create a conversion table for particular types of use, such as single
family residential to multi-family. The following conversion tables were established to provide a simple tool for evaluating development opportunities while maintaining consistency in

traffic generation across the DSAP 2.

TABLE 3.2.1 - RESIDENTIAL CONVERSION TABLE

TABLE 3.2.3 -TRIP GENERATION RATE CALCULATION

: : : : Senior Adult  Senior Adult
: : Multi-family  Multi-family : : :
Single Family Low-Rise Mid-Rise Housing Housing Timeshare PM Peak
Detached Attached Land Use ITELUC ndependent . Avg
Variable :
Trip Rate
Single Famil 1.7679 2.2500 3.3000 3.8077 1.5714 Residential
Mmlg'ef an'1|I yL Ri 0.5657 . 1.2727 1.8667 2.1538 0.8889 Single Family 219 oY 9.99
MuI:f_famfly Mid-Rize 0.4444 0.7857 . 1.4667 16923 0.6984 Multl-Family Low-Rise 220 ou 0.56
S o aAmdl :lt HI ing Detached 0.3030 0.5357 0.6818 ' 11538 0.4762 Multi-Family Mic Rise 21 ou 0.44
senfor Adult Housing Attach ed 0.2626 0.4643 0.5909 0.8667 . 0.4127 Senior Adult Housing Detached | 251 ou 039
T?"'°L HT Totsing ATache o zea e T 1000 T : Senior Adult Housing Attached | 252 DU 0.26
[meshare : : : : : Timeshare 265 DU 0.63
Non-Residential
TABLE 3.2.2 = NON'RESIDENTIAL CONVERSION TABLE Congregate Care Facility 253 1000 SF 0.28
Assisted Living 254 1000 SF 0.48
General Medical : Nursing Home 620 1000 SF 0.59
Congreg.a-te As-si.sted Nursing Hotel Resort Light Mini- Dental Shopping Hotel 310 1000 SF 0.92
Care Facility Living Home Hotel Industrial Warehouse Office Center
ndustria Building Resort Hotel 330 1000 SF 0.37
General Light Industrial 110 1000 SF 0.49
1000 SF 1000 SF | 1000 SF | 1000 SF | 1000 SF | 1000 SF 1000 SF 1000 SF | 1000 SF 1000 SF Mini-Warehouse 151 1000 SF 017
Congregate Care Facility 0.5833 0.4746 | 0.3043 | 0.7568 0.5714 1.6471 0.2435 0.0809 0.0735 Office 710 1000 SF 1.15
Assisted Living 1.7143 0.8136 0.5217 | 1.2973 0.9796 2.8235 0.4174 0.1387 0.1260 Medical-Dental Office Building 720 1000 SF 3.46
Nursing Home 2.1071 1.2292 0.6413 | 1.5946 1.2041 3.4706 0.5130 0.1705 0.1549 Shopping Center 820 1000 SF 3.81
Hotel 3.2857 1.9167 | 1.5593 2.4865 | 1.8776 5.4118 | 0.8000 | 0.2659 | 0.2415 | il b allowed b entinl an —
Resort Hotel 1.3214 0.7708 | 0.6271 | 0.4022 0.7551 2.1765 0.3217 | 0.1069 0.0971 ote: No conversion will be allowed between residential and non-resicential uses
Average PM peak hour trip rate calculated using the following criteria:
General Light Industrial 1.7500 1.0208 0.8305 | 0.5326 | 1.3243 2.8824 0.4261 0.1416 0.1286 1) Trip rate from the ITE's Trip Generation Manual, 10th Edition
Mini-Warehouse 0.6071 0.3542 | 0.2881 | 0.1848 | 0.4595 | 0.3469 0.1478 | 0.0491 0.0446 23 EO :Dass-byl éonsidered e
3) No Internal Capture considere
Office 4.1071 2.3958 1.9492 1.2500 | 3.1081 2.3469 6.7647 0.3324 0.3018 4) Rooms was used for the independent variable for land use codes 253, 310, and 330.
Medical-Dental Office Building 12.3571 7.2083 5.8644 3.7609 | 9.3514 7.0612 20.3529 3.0087 0.9081 The average square footage of building area per room for ITE LUC 253 and 310 is
Shopping Center 13.6071 7.9375 | 6.4576 | 4.1413 | 10.2973 | 7.7755 22.4118 3.3130 1.1012 approximately 650 sf, while the average square footage of building area per room for
ITE LUC 330 was assumed to be 1,115 sf.
Example 1: Convert 100 Single Family DU to Multi-Family Mid-Rise DU Example 2:  Convert 50,000 sf of Office to General Light Industrial

100 SF DU x 2.25 MF Mid-Rise Trip Rate =225 MF Mid-Rise DU
100 Single Family Dwelling units is equivalent to 225 Multi-Family Mid-Rise units

50,000 SF Office x 2.3469 General Light Industrial Trip Rate = 117,345 SF General Light Industrial
50,000 SF of Office is equivalent to 117,345 SF of General Light Industrial

Exhibit “D"







Exhibit E-1 - E-4
DSAP 2 ENCPA Mobility Transportation Improvements Maps















Exhibit F
Greenway, Overlay & Trails Network Map






Exhibit G
Public Facilities Map






Heather Nazworth

From: Municode Ords Admin <MunicodeOrds@civicplus.com>

Sent: Thursday, March 27, 2025 7:27 AM

To: Heather Nazworth

Subject: *EXTERNAL*: RE: Nassau County, FL Code of Ordinances - 2023(11325) OrdBank

We have received your files.
Thank you and have a nice day.
Ords Administrator

[-BUU-2bZ-2033
P.O. Box 2235
Tallahassee, FL 32316

When available, please send all documents in WORD format tc However, if WORD
format is not available, we welcome any document format incluuing rur.

svj (she/her/hers)
Production Support Specialist Supplement Department ¢ CivicPlus

US Powering and Empowering Local Governments

From: Heather Nazworth <hnazworth@nassauclerk.com>
Sent: Wednesday, March 26, 2025 7:11 AM

To: Municode Ords Admin <MunicodeOrds@civicplus.com>
Subject: NC Ordinance 2023-044

Gentlemen:

Enclosed please find a certified copy of Ordinance Nos. 2023-044 were
adopted by the Nassau County Board of County Commissioners in a regular
session on November 27, 2023; the previous version needs to be revised with
this ordinance. Also, please provide a confirmation email. Due to the size,
this will be sent in two emails ( 2023-044 A and 2023-044 B).

Please include these ordinances in the supplement. Thank you for your
assistance in this matter.

On behalf of Mitch L. Keiter, Ex-0Officio Clerk
1



Heathern Nazumetth

Chief Deputy Clerk Services/BOCC/VAB

Nassau County Clerk of the Circuit Court/Comptroller
76347 Veterans Way, Ste. 456

Yulee, FL 32097

Direct (904)548-4666
Toll Free (800) 958-3496
Fax (904) 548-4508
Email:

Websi

Under Florida law, e-mail addresses are public records. If you do not want your e-mail address released
in response to a public records request, please do not send electronic mail to this entity. Instead, please
contact this office by phone or in writing,



\RTM 1 E

RON DESANTIS CORD BYRD
Governor Secretary of State

March 26, 2025

John A. Crawford

Clerk of the Circuit Court
Nassau County

76347 Veteran’s Way, Suite 456
Yulee, Florida 32097

Dear John Crawford:

Pursuant to the provisions of Section 125.66, Florida Statutes, this will acknowledge receipt of your
electronic copy of Nassau County Ordinance No. 2023-044, which was filed in this office on March 26,
2025.

Sincerely,

Alexandra Leijon
Administrative Code and Register Director

AL/dp

R. A. Gray Building ¢ 500 South Bronough Street ¢ Tallahassee, Florida 32399-0250
Telephone: (850) 245-6270
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